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(in thousands, except pershare data) 2001 | }2@@ | 7 W 1g99 1998 1997 |
Net Income $ 100664 87,611 89,846 50,590 27402
Earnings Per Share (diluted) $ 169 149 116 (.75 1.23
Funds From Operations (FFO) $ 168957 158,794 140,989 67,121 44663 j
FFO Per Share $ 278 2.64 245 225 1.97 :
Revenues $ 388550 361,583 301,887 143,296 97,336
Net Operating Income $ 264,641 248,922 215,501 99,643 65,951 }
Real Estate Investments, at cost $3,156831 2,943,627 2,636,193 1,250,332 833,402
Number of Properties Owned 272 261 237 140 02
Company-Owned Gross Leasable Area (GLA) 29,089 27,991 24,995 14,768 10,189 |
GLA Percent Leased - Operating Properties 94.9% 95.4% 95.0% 93.6% 939%

Operating Highlights

An excellent year for Regency Centers

© Realized an increase in net income of 14.9 percent to $100.7 million, while attaining growth in earnings per share
of 13.4 percent to $1.69.

o Increased funds from operations (FFO) by 6.4 percent to $169.0 million and increased FFO per share by
5.3 percent to $2.78.

e Achieved 3.2 percent same-property net operating income growth as a result of growing same-store rents by
|0 percent and maintaining a 95 percent occupancy rate.

o Completed new developments totaling $178 miliion.
e Enhanced the superiority of our portfolio through our Premier Customer Initiative program.
o Implemented a cost-effective, self-funding center recycling program.

o Expanded two major joint venture programs with the Oregon Public Employees Retirement Fund and Macquarie
CountryWide Trust.

© Worked with Hewitt Associates on an employee survey that showed that Regency employees are the most
engaged employees that Hewitt had ever surveyed, with 88 percent indicating a desire to be employed
by Regency Centers three to five years from now.
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Regency Centers’ high-quality, national real estate portfolio is composed
of 272 retail properties encompassing 29.1 million square feet, with the
majority in 41 of the nation’s 100 largest and most prosperous metropolitan
markets. Regency Cenfers had approximately $622 million of new shopping
center gevelopmenis ana redevelopments underway at year-end 2001.

The Company’s offices are located in 18 markets around the country.




Relationships
Based on:

Dependability
Mutual Trust
Common Yalues
Responsiveness
Teamwork

Regency Centers is the nation's leading owner, operator and developer
of grocery-anchored neighborhood and community shopping centers.
The Company's high-quality, $3.2 billion national real estate portfolio is
composed of 272 strategically located retail properties, that encompass
29.1 million square feet primarily located in 41 of the nation’s 100 largest
and most prosperous metropolitan markets.

Regency’s properties are anchored by preeminent supermarket chains
including Kroger, Publix, Safeway and Albertson’s, and they are bolstered
by such well-known and successful specialty stores as Hallmark, Blockbuster
Video, Great Clips, Starbucks and Radic Shack. More than 75 percent of
Regency's portfolio is leased to national and regional retailers, and nearly
all of the Company's grocery-anchored tenants are among the top three
in terms of market share within their respective markets. Regency's centers,

which are 95 percent leased, are located in communities that feature

attractive population and household income demographics.

TN W S PR O oy

Headquartered in Jacksonville, Florida, Regency Centers has 369
employees in |8 market offices from coast to coast. Founded in 1963

by Joan and Martin Stein, and established as a real estate investment

trust (REIT) in 1993, Regency Centers’ common shares trade on the New

York Stock Exchange under the symbol REG.
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~or avery American, 2CC wli be foreve” defined by the tragic events of a single day.

During tne year, we co~frontec tne greatest national trageay of our iifctime, and

a

tagethar wa mourned 2! that we had lest the 'ves of thousands of fellow Americans,

9

cur sense ol oersena’ and national security anc the innocence of our great nation, But

N W Tt 1 -

after the atefl! cay of Sectembes | we ware 2lso grateful for al

S a rexingied spicit Sult Qn horeic 2s, 2 rengwac sense of rational unity, and a keen
understanding of how deeply we value the things that matter most — our relationships
with our families, our friends and our communities.

Like all Americans, we at Regency Centers have been profoundly moved by our
country’s emphasis on revitalizing personal ties — in part, because we credit our
Company's success to our own commitment to nurturing personal relationships,
From our earliest days, when Regency was founded as a family-owned and managed
company, cultivating relationships has been at the very heart of our Company's
philosophy and culture. Our steadfast dedication to this core value has yielded long-
lasting ties with our grocery anchors, side-shop specialty retailers, joint venture partners,
employees, shareholders, and the communities that we serve. The strength of these
associations has helped us to build a high-quality, national real estate portfolio, customer-
driven development programs and industry-leading operating systems, while generating
consistently strong financial and operating performance.

Our continuing success is evidenced by the fact that we were able to deliver a solid

performance in 2001, in spite of an uncertain business environment characterized by

an unstable economy, an uneven retail climate and shaky consumer confidence. VWe are




proud to report that, despite these challenges, net income rose to $100.7 million, or
$1.69 per share, an increase of 13.4 percent per share compared with $87.6 million, or
$1.49 per share in 2000. Funds from operations rose to $169 million, or $2.78 per share,
an increase of 5.3 percent per share, compared with $158.8 million, or $2.64 per share,
in 2000, These resuits are particularly notable in that we achieved them at a time when we
were transitioning to a strategy of owning the majority of our new core developments
— a plan that provides us with greater sustainable per-share growth, while increasing
the quality and value of our portfolio. Same-store net operating income (NOI) grew 3.2
percent, driven by rental revenues that were more than |0 percent higher for new leases
and renewals. Occupancies remained high, at close to 95 percent. During the year,
Regency Centers also invested $332.7 miflion in new developments and acquisitions.
We are often asked why Regency Centers performs as steadily as we do during
nearly every economic cycle. In addition to our strong relationships, we attribute our
performance to the superior nature of our core portfolio: a high-quality, national
collection of conveniently focated neighborhood and community shopping centers,
composed of market-dominant grocery anchors and premier side-shop specialty
tenants that, together; fulfill vital consumer needs. Nearly 90 percent of our grocery-
anchored centers are anchored by one of the top three grocery chains in the respective
market, including Kroger, Publix, Safeway and Albertson’s.These centers also feature such
successful side-shop tenants as Blockbuster Video, RadioShack, Great Clips and Starbucks,

Collectively, these tenants offer shoppers the necessary goods that they require on a

I

daily basis, regardless of economic conditions. In fact, more than 90 percent of our
rental revenues in 2001 were generated by retail categories that experienced positive
sales growth during the last recession. Though we recognize that we are not invulnerable
to the effects of a weak economy, we believe that the quality of our core portfolic
enables us to shine in a strong market, while insulating us during an economic downturn,

Our portfolio’s solid fundamentals also helped to sustain the momentum of our
customer-driven development program during 2001. In recognition of the uncertain eco-
nomic outlook, we conservatively trimmed our development starts for the year However,
we still invested $305 million in 37 shopping centers and single-tenant properties under
development or redevelopment, and four properties undergoing renovation — projects
that collectively represent $622 million in investment when completed and projects that
we believe should produce an unleveraged return on investment of 10 to 10.5 percent,
What is especially noteworthy is that the lackluster retail environment did not signifi-

cantly impact leasing anywhere in our development pipeline and, at year end, more than
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82 percent of our space was either already leased or under negotiation. We credit these
strong leasing patterns to three factors: the strength of our grocery anchors, the attractive
trade areas in which we undertake development, and the success of our Premier Customer
Initiative program (PCl), a relationship-based retail operating strategy that provides
speciafty side-shop retailers with access to multiple prime locations in top markets.

During the year, we also focused sharply on our recently refined self-funding business
model, which utilizes center'recycling” as a key component. Our recycling strategy calls
for us to redeploy the proceeds from the sales of outparcels, non-core developments
and low-growth, lower-quality operating properties into new higherquality developments
and acquisitions that we expect to generate sustainable NOI growth and more attractive
returns on invested capital. Consistent with this strategy, we generated $142 million in
proceeds from the sale of outparcels, developments and operating properties in 2001.
In 2002, we expect the sales from these sources to increase, and we anticipate recycling
the proceeds into higher-quality new developments and operating properties.

Financial strength and flexibility are always crucial, particularly in uncertain times,

SHOWN BROM LEFE
Stuart Brackenridge - VP, I
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and during 2001 we continued to pursue measures to bolster our balance sheet. We
substantially grew and leveraged Regency's two important institutional joint venture
partnerships with the Oregon Public Employees Retirement Fund and Macquarie
CountryWide Trust to invest in grocery-anchored neighborhood and community
shopping centers. We modified and extended our $600 million unsecured revolving
credit line, negotiating a more favorable interest rate in the process. We took advantage
of a favorable interest rate environment and raised $220 million in permanent capital
through the issuance of ten-year notes, the proceeds of which were used to pay down
our credit line, We also received debt-rating reaffirmations by Moody's, Standard and
Poor's and Fitch of Baa2, BBB and BBB+, respectively.

As Regency Centers enters 2002, we do so with a select number of focused goals as
well as the core strengths required to fuffill them. Our primary objective is to enhance our
position as the leading national owner, operator and developer of grocery-anchored

shopping centers. Though we are concerned that the retail environment may continue

to weaken during the year, we see few signals that the slowing economy is having a

e
o,

measurable impact on our operations. We expect the quality of our grocery-anchored
core portfolio to drive growth and deliver solid operating resufts, steady income and
strong cash flow that equal or outperform that of our peers.

We also expect to leverage our experience, capabilities, and rising investor interest
in the grocery-anchored sector to expand our joint venture program with the Oregon
Public Employees Retirement Fund and Macquarie CountryWide Trust, thereby
gaining a higher return on invested capital (ROIC). In the coming year, we plan to start
more than $300 million in new developments, as well as to continue to identify and act

on new acquisition opportunities.

6|7




In addition, we are enthusiastic about our new relationship with GE Capital, which
is the result of an agreement made by GE Capital Real Estate in late 200! to acquire
Security Capital Group, a major Regency shareholder with a 60 percent interest in our
Company. Over the years, Security Capital has been a superb partner, and the
company's management team, including William D. Sanders, Ronald Blankenship and
Tom Wattles, has played a key role in helping to build Regency Centers into the nation's
leading grocery-anchored neighborhood shopping center company. in fact, since
Security Capital first acquired its ownership in cur Company in 1996, Regency Centers has
averaged a total return to public shareholders of approximately 20 percent, reflecting,
in part, Security Capital's staunch support of our growth strategy. We recognize that
our new relationship with GE Capital has the potential to contribute similar value to
our Company and to our shareholders, making it an exciting new alliance.

The Regency management team sees the future as very promising. Though we
remain watchful of the economic environment, we are optimistic about the long-term
outlook for the grocery-anchored sector and Regency's leadership position within that
sector. We are also well positioned to take advantage of new opportunities. Ve have a
management team that is the most capable in our industryWe have a high-quality, nation-
al portfolio that is specifically focused on grocery-anchored centers, which remain strong
even in times of recession. We have value-added operating capabilities, as well as joint
venture programs and customer-driven development, which means that our proj-
ects are pre-leased and non-speculative. We have a self-funding business model
that enables us to finance our growth cost-effectively, We have a brand that is not
only the most recognizable in our industry, but is synonymous with quality. We
have a moderate debt-to-asset ratio of 42 percent, a significant capacity to mort-
gage assets, and a strong, flexible balance sheet, which provide us with capital
markets flexibility and the ability to exploit new opportunities at a time when
many in our industry may not be as fortunate. And we have an outstanding
Board, whose members guide Regency with sound advice, substantial public
company experience and streetwise common sense.

Above all, we have enduring relationships with our key retail customers,
investors and employees, all of whom have long provided our Company with
a foundation for success and profitability. At Regency Centers, we have always
known that these relationships are both our lifeblood and our life’s work —
and never before were these beliefs reinforced so clearly as in 2001,

As we reflect on the momentous events of this past year, we are mindfu that

as a nation, we must draw meaning from them and move forward. We speak \\

on behalf of the entire Regency team when we say that we are proud of what
our nation has learned — namely, that heroism is more powerful than terrorism,
that our connections to other people are what truly make us strong, and that

relationships — our personal relationships — are uftimately what matter most.

o S Featas
Martin E. Stein, Jn Mary Lou Fiala
Chairman and Chief Executive Officer President and Chief Operating Officer
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SHOWN FROM 1 Dan Whitehead - $;. Manager, Con. 4 | Coats - VP, Investments
John Euart raging Divec s Jason Horne - Manager, Investments SHOWN AT TRACE CROSSING, BIMvINGHAM, ALA.

What Mafters Most:

Dependability




In Regency’s view, success is a product of
how well you work with your customer

and how effectively you perform for him or her over time, That view was validated
once again when Publix Supermarkets, Inc,, an employee-owned supermarket chain
acclaimed for its quality and commitment to service, launched a plan in September
2000 to expand into the Birmingham, Ala,, market. The Publix executive committee
had identified Birmingham as a metropolitan area that represented tremendous growth
opportunities. Publix already had a long-standing relationship with Regency Centers,
its largest landlord. As a resuft, Publix management invited Regency’s John F. Euart, Jr,
Managing Director of Investments in the Southeast, to Publix headquarters in Lakeland,

Fla,, to discuss new development opportunities.

Regency’s assignment was challenging —
to work with Publix to control muitiple
development sites in Birmingham for its
supermarkets without raising excessive
market awareness, which could alert grocery
competitors and inflate real estate prices.

John Frazier, Vice President ~ Real Estate at Publix said, "Our initial entry into
Birmingham called for a ‘stealth approach, and required support from experienced,
trusted and proven performers. We knew john and his team exemplified all of these
attributes, and we appreciate their contribution to our success in the Birmingham
market.” Euart said,"Our companies — and we, as individuals — have worked together
on so many transactions over the years that we are comfortable with one another.
We have come to trust each other and depend on one another to do the job the
right way!' By year-end 2001, Regency had committed more than $27 million on three
approved Publix development sites in Birmingham, with several additional investment

opportunities on the horizon.
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! \ﬁ When a business relationship
e grows into o business partnership,

everyone involved benefits, as evidenced by the growing alliance between Regency
Centers and Starbucks Coffee Company. Starbucks, the leading retailer, roaster and
brand of specialty coffee in the world, has been a valued Regency tenant for a number

of years. The two companies have enjoyed a rewarding relationship on the West Coast,

but in November 1999, Regency and Starbucks sat down to determine how to
strengthen the relationship and expand it to a national level. “We had a clear intention
of leveraging our common strengths,” said Gabrielle Tierney, Starbucks’ National
Director of Retail Alliances. This goal required a thorough understanding of one

another’s business needs and growth strategies,

U , | The odds for success were high from the outset.

B atoca s St Starbucks’ 4,200 owned and licensed U.S. stores
| are extremely popular with customers and they

tend to generate tremendous customer traffic.

What's more, the company has performed exceedingly well within its sector and has
pursued an aggressive growth strategy for a number of years, Meanwhile, Regency

offers Starbucks the unique value of its Premier Customer Initiative (PCl) program,

which provides "“best-in-class' tenants with access to prime space in excellent locations,

“It was a good match from the start,” said Regency's Gregg Sadowsky, Vice President,

Regional Operations. “We could provide the prime real estate that Starbucks needed
to grow. The combination of Regency's customer-driven development strategy and
Starbucks' aggressive expansion plans allowed Starbucks to triple the number of stores

in Regency's centers over the past two years.

Sadowsky also detailed the value that Regency added to the relationship. “The stan-
dardized nationwide leases that we provide under our PCl plan are part of an effort
1o improve the pace of the leasing process. This benefits both companies: Starbucks
can open stores more promptly and Regency can occupy its centers at a faster rate.”
Tierney agreed. "The template lease agreement has streamlined our development
process and has increased our mutual effectiveness in closing transactions.” The value
of Regency’s standardized leases is evidenced in the number of new leases signed by
Starbucks. In 2001, Starbucks opened 20 stores in Regency’s centers, up from nine
in 2000. “i can't speak highly enough about our alliance with Regency,” said Tierney.
“It serves as a model within Starbucks — a credit to the strong foundation and

relationship we've built together and enjoy today.”
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What Maiters Most:

Common Values




Being the market leader is nof only
an enviable position for Regency —

it's also a status that can often open the door to exciting new growth opportunities,
For example, in the late 1990s, Macquarie CountryWide Trust, a leading Sydney,
Australia-based listed property trust, undertook a strategic initiative to expand its
presence in the United States. With the vision that there were substantial investment
opportunities and profitability potential in the U.S,, it began to search for the ideal
U.S.-based partner. In 1999, Mark Baillie, then CountryWide’s Chief Executive Officer;
saw a trade advertisement for Regency Centers at the annual International Council
of Shopping Centers. "I contacted Regency's Chairman and Chief Executive Officer
Hap Stein," said Baillie.

“It took only a moment to realize that we
shared an important common characteristic:
We were both the leading grocery-anchored
neighborhood shopping center companies
in our respective countries.”

Stein and Baillie soon met and forged a solid relationship based on mutual respect and
trust. ""'We recognized that CountryWide would be a good partner and would provide
Regency with expanded access to capital,” said Stein. “CountryWide, on the cther hand,
appreciated our management team's competency and the keen focus of our investment
strategy.’ By 2001, both companies determined that they could work together effectively,
Regency sold a 75 percent interest in five of its shopping centers to CountryWide, in
Dallas; Charleston, S.C,; Sun City, Fla,; Asheville, N.C,; and Lynchburg, Va. In addition,
Regency and CountryWide closed on two additional centers in early 2002, cne in
metropolitan Atlanta and the other in metropolitan Cincinnati. Stein said,“Though our
relationship is still comparatively small, we expect it to become significantly larger

over time.” The total value of the transactions to date is $55 million.
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When you first move into a neighborhood,

your highest priority is to forge good
relationships.

Regency's entry into Folsom, Calif, is the perfect example of starting a new relationship

off on the right foot. In 2000, Regency began to orchestrate the development of a

95,000 square foot Safeway-anchored shopping center in Folsom. During the initial

stages, Regency met with Folsom’s municipal planners to address a multitude of
issues that needed to be resclved before the property could be made ready for

development. “It's not that any of the issues were particularly unique,” said Regency's

Tom Engberg, Senior Vice President. “But the sheer number of them was extraordi-

i ‘ nary.” Those issues included significant atterations to the physical site, architectural

design issues, as well as issues associated with traffic and access. "We had to grade

the site and move the tailings to an adjacent site. Architectural design needed to be

the best in town. And traffic issues had to be worked out not only with the city, but

with a major corporation across the street,” Engberg said.

“Every time Regency undertakes a development,
we face challenges unique to that site. But our job
is to go in, overcome the challenges and ultimately
get the project built successfully.”

As many challenges as the Folsom project presented for Regency, the project went off
without a hitch. “Regency and Folsom, represented by city planner Scott Johnson,
rolled up our slesves and worked together;" said Engberg, “Our common goal was to
get a high-quality shopping center built in a great location. Scott worked with us to find

solutions and break down barriers rather than oppose our progress and impede our

development. It was a real team-based relationship.” Folsom Planning, Inspections and
Permitting Director David Storer said, “We work with many developers from across
the country with various approaches to the entitlement process. Regency has a way of
working with a city that is aimed at solving problems, not creating them. We would

welcome Regency back to Folsom any time they want for additional development.”
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OWN FROM | Brian Fraser - VP, People Services Lisa Bailey - Assistant Property Manager Whitney Kantor - Leasing Agent

Vicki Burns - Senior Property Manager Craig Myers - IT Specialist Michele Harris - File Clerk
George Whetstone - Chicf Engincer, Bu: Services Kellie Alvarez - Marnager, Trai)

8 g o/ Development
Faye Sneed - Financial Analyst Wenona Arline - Property Accowntant

What Matters Mosi:

Teamwork
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Great relationships begin with employees
who respect their managers and truly like
the place they work.

“There is strong trust between our supervisors and their professionals,” said Brian
Fraser; Vice President, People Services. "Our managers demand exceptional compe-
tence, a positive attitude and self-motivation of Regency’s people. At the same time,
they don't micromanage. They trust our professionals; they allow them to work
in an entrepreneurial, decentralized environment; and they permit them to make

decisions that are in our customers' and shareholders’ interests.”

Fraser asserted that Regency prides itself on its commitment to succeed, and its
concern for its employees’ quality of life. "Regency people work hard, so it's essential
that they balance their professional and personal lives,” said Fraser. “We encourage
this by offering flexible hours, and by providing programs that enable our employees
to work smarter, not tonger” Fraser also noted that Regency's compensation is very
attractive."We offer profit sharing, cash incentives and long-term incentive plans that
are linked to Company performance and length of service. That means that the better
our performance, the more upside Regency employees have over the long term.”

Regency has both heart and soul, and it shows.
“We’re more than just a transaction-driven
operation,” said Fraser. “We’re family oriented.
And we’re dedicated to serving our communities.”

During 2001, Regency Centers demonstrated this, donating $365,000 in cash,
gifts-in-kind and volunteer hours to such charitable causes as the United Way,
Habitat for Humanity and the September | Ith Fund.

Regency’s emphasis on maintaining good relationships with its employees has made the
Company an ideal workplace for commercial real estate professionals. A March 2001
employee survey conducted by Hewitt Associates and Regency Centers found that
Regency's employees are highly involved in their work, that they feel a strong sense of
pride about their employer and are exceptionally willing to help the organization succeed.

With such a solid foundation of employee and company values, it is no wonder
Regency Centers has strong ties to its constituents outside of the Company — from
grocery anchors, to side-shop specialty retailers, to shareholders, to joint venture
partners, to the communities in which it operates. At Regency Centers, relationships

are what matter most.
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KirLer Fown CENTER, DALLAS, TEXAS 114,822 SQUARE FEET

Birmingham

Southgate Village Shopping Center - Pelham
75,158 — Publix, Rite Aid

Trace Crossing - Hoover
74,220 — Publix

Villages of Trussville - Trussville
69,280 — Bruno's Food Fair, CVS Drugs

West County Marketplace - Adamsville
129,155 — Food World, Wal-Mart

Monigeomery

Country Club Centre - Monigomery
67,622 — Winn-Dixie, Rite Aid

Other Marlers

Bonner’s Point - Roancke
87,282 — Winn-Dixie, Wal-Mart

The Marketplace - Alexander City
162,723 — Winn-Dixie, Wal-Mart

SURISTONT

R N

Pheenix

Carefree Marketplace - Phoenix
24,697 — Fry’s

Ocotillo Center - Chandler
40,764 — Safeway

““Palm Volley Marketplace - Goodyear
107,630 -— Safeway

Paseo Village - Scottsdale
92,435 — ABCO, Walgreens

Pima Crossing - Scoftsdale
236,499 — Stein Mart

South Mountain Shopping Center - Phoenix
26,341 — Safeway

Stonebridge Center - Mesa
30,235 — Safeway

The Provinces Shopping Center - Chandler
34,241 — Safeway

S S S—

Tuesemn
Vistoso Center - Tucson
34,770 — Safeway

Los Angeles/Southern Califeornia
Amerige Heights Town Center - Fullerton
262,387 — Albertson's, Target
Bristol Warner Shopping Center - Santa Anc
121,679 — Food 4 Less
Campus Marketplace - San Marcos
143,137 — Ralphs, Longs Drugs
Costa Verde - San Diego
178,62 — Albertson’s, Petco, Bookstar
Crossroads Plaza - Pico Rivera
60,638 — Gigante
El Camino - Woodland Hills
135,883 — Von's Food & Drug, Sav-On Drugs
El Norte Parkway Plaza - Escondido
87,990 — Von's Food & Drug
Friars Mission - San Diego
145,609 — Ralphs, Longs Drugs
Garden Village - San Pedro
112,012 — Albertson’s, Rite Aid
Heritage Plaza - lrvine
231828 — Ralphs, Sav-On Drugs, Ace Hardware
Morningside Plaza - Fullerton
91,600 — Stater Brothers
Newland Center - Huntington Beach
166,492 — Albertson’s
Oakbrook Plaza - Thousand Ocks
83,278 — Albertson’s, Longs Drugs
Park Plaza - San Pedro
193,619 — Von's Food & Drug, Sav-On Drugs
Plaza de Hacienda - La Puente
127,132 — Food 4 Less
Plaza Hermosa - Hermosa Beach
94,940 — Von's Food & Drug

Rona Plaza - Santa Ana
51,779 — Food 4 Less
Santa Ana Downtown Plaza - Santa Anc
100,305 — Food 4 Less
Twin Peaks - San Diego
198,139 — Albertson's, Target
Ventura Village - Ventura
76,070 — Von's Food & Drug
Westlake Plaza & Center -
Westlake Village
190,656 — Von's Food & Drug, Longs Drugs
Westridge Village - Valencia
99,367 — Albertson’s, Walgreens

Woodman - Van Nuys Shopping Cenfer -
Arleta

107.614 — Gigante
San Francisee/Nerthern Califernia
Blossom Valley - Mountain View
93,314 — Safeway, Longs Drugs
Corral Hollow - Tracy
168,238 — Safeway, Longs Drugs
Country Club Village - San Ramon
[11,25] — Ralphs, Longs Drugs
Diablo Plaza - San Ramon
63,265 — Safeway, Longs Drugs
El Cerrito Ploza - El Cerrito
258,09 — Albertson’s, Longs Drugs
Encina Grande - Walnut Creek
102,499 — Safeway, Walgreens
Loehmann’s Plaza - Sunnyvale
113,310 — Safeway, Longs Drugs, Loehmann’s
Marketplace at Town Center - El Dorado Hills
112,596 — Ralphs, Longs Drugs
Powell Street Plaza - Emeryville
165,920 — Trader joe's, Old Navy, Circuit City
Prairie City Crossing - Folsom
82,503 — Safeway
Son leandro Plaza - San Leandro
50,432 — Safeway




Sequoia Station - Redwood City
103,148 — Safeway, Longs Drugs, Old Navy
Strawflower Village - Helf Moon Bay
78,827 — Safeway, Longs Drugs
Tassajara Crossing - Danville
146,188 — Safeway, Longs Drugs
West Park Plaza - San Jose
88,103 — Safeway, Rite Aid
Woodside Central Plaza - Redwood City
80,591 — Marshalls

Colerade Springs

Cheyenne Meadows - Colorado Springs
89,893 — King Soopers

Jackson Creek - Monument
85,263 — King Soopers

Woodmen Plaza - Colorado Springs
104,558 — King Soopers

Benver
Boulevard Center - Denver
88511 — Safeway

Buckley Square - Aurora
111,146 — King Soopers, True Value Hardware
+ *Crossroads Commons - Boulder
144,288 — Whole Foods, Barnes & Noble
Leetsdale Marketplace - Denver
119916 — Safeway
Litleton Square - Litleton
94,257 — King Soopers, Walgreens
Lloyd King Center - Arvado
83,326 — King Soopers
Stroh Ranch Center - Parker
86,432 — King Soopers
“Willow Creek Center - Englewood
166421 — Safeway

Grand Junction
Redlands Markefplace - Grand junction
14,469 — Albertson’s

Jeacksonville/North Florida
Anastasia Plaza - Si. Augustine
102,342 — Publix

Bolton Plaza - Jacksonvifle
172,938 — Wal-Mart

Carriage Gote - Tallahassee
76,833 — T) Maxx
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Courtyard Shopping Cenfer - Jacksonville
137,256 — Albertson's, Target
Ensley Square - Pensacola
62,363
Fleming lsland - Jacksonville
127,179 — Publix, Stein Mart
Highland Square - Jacksonville
258,123 — Publix, Winn-Dixie, Eckerd

~ Julington Village - Jacksonville

81,821 — Publix

Lynnhaven Shopping Center - Lynnhaven
63,871 — Publix

Millhopper Shopping Centfer - Gainesville
84,065 — Publix, Eckerd

Newberry Square - Gainesville
180,524 — Publix, Kmart

Ocala Corners - Taliohassee
86,771 — Publix

Old St. Augustine Plaza - Jacksonville
175,459 — Publix, Eckerd

Palm Harbor Shopping Village - Palm Coast
172,758 — Publix, Eckerd

Pine Tree Plaza - Jacksonville
60,787 — Pubiix

Regency Court - Jacksonville
218,648 — CompUSA, Office Depot,
Sports Authority

South Monroe Commons - Tallohassee
68,840 — Winn-Dixie

Vineyard Shopping Center - Tallahassee
62,821 — Publix

Tempa/Qrlande

Beneva Village Shops - Sarasota
41532 — Publx Walgreens, Ross Dress for Less

Bloomingdale Square - Brandon
267,935 — Publix, Wal-Mart, Bealls

Center of Seven Springs - New Port Richey
162,580 — Winn-Dixie

"-King's Crossing - Sun City

75,020 — Publix
Mainstreet Square - Orlando
107,134 — Winn-Dixie, Walgreens
Mariner’s Yillage - Orlando
[ 17,665 — Winn-Dixie, Walgreens
Marketplace - St. Petersburg
90,296 — Publix
Peachland Promenade - Port Charlotte
82,082 — Publix
Regency Square - Brandon
349,848 — T) Maxx, Staples, Michaels, Marshalls

~“Regency Village - Orlando

83,167 — Publix

Terrace Walk - Tampa
50,936
Town Square Center - Tampa
44,679 — Pier | Imports
University Collection - Tampa
106,899 — Kash n' Karry
Village Center - Tampa
180,781 — Publix, Walgreens, Stein Mart
Willa Springs - Winter Springs
83,730 — Publix
West Pelm Beech/Treasure Coast
Boynton Lakes Plaza - Boynton Beach
130,924 — Winn-Dixie, Walgreens
Chasewood Plaza - Jupiter
141,178 — Publix, Bealls
East Port Plaza - Port St. Lucie
235,842 — Publix, Walgreens
Martin Downs Village Center - Paim City
121,946 — Martin Memorial, Bealls
Martin Downs Village Shoppes - Palm City
49,773 — Walgreens
Ocean Breeze Plaza - Jensen Beach
108,209 — Publix

~“Ocean East Mall - Stuart

113,328 — Stuart Fine Foods

Tequesta Shoppes - Tequesta
109,937 — Publix

Town Center at Martin Downs - Palm City
64,546 — Publix

Wellington Marketplace - Wellington
171,957 — Winn-Dixie, Walgreens

Wellington Town Square - Wellington
105,150 — Publix, Eckerd

Miami/Ft. lovderdale

Aventura Shopping Center - Aventura
102,876 — Publix, Eckerd

Berkshire Commons - Naples
106,354 — Publix, Walgreens

Gorden Squore - Miami
90,258 — Publix, Eckerd

Palm Trails Plaza - Deerfield Beach
76,067 — Winn-Dixie

Shoppes at 104 - Miami
108,190 — Winn Dixie

Shoppes of Pebblebrooke - Noples
76,767 — Publix

Tamiami Trail - Miami
110,867 — Publix, Eckerd

University Marketplace - Pembroke Pines
129,121 — Albertson's

Welleby Plaza - Sunrise
109,949 — Publix, Walgreens

Fo. Myers/Cape Coral

Grande Oaks - Ft. Myers
78,784 — Publix
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Regency Centers

Atlanta
Ashford Place - Atlanta

53,346 — Pier | Imports
Briarcliff LaVista - Atlanta

39,203 — Drug Emporium
Briarcliff Village - Aflanta

183,965 — Publix, T} Maxx, Office Depot, Petco
Buckhead Court - Atlanta

55,229
Cambridge Square - Allanta
69,649 — Kroger

Cromwell Square - Atlenta
70,282 — CVS Drug, Haverty's Fumniture
Cumming 400 - Atlanta
126,900 — Publix, Big Lots
Delk Spectrum - Marietta
100,880 — Publix, Eckerd
Dunwoody Hall - Atlanta

89,51 | — Publix, Eckerd
Dunwoody Village - Dunwoody
114,658
Killian Hill Center- Lilburn
113,321 — Publix

Loehmann’s Plaza - Hampton
137,635 — Loehmann'’s, Eckerd
Lovejoy Station - Lovejoy
77,336 — Publix
Memorial Bend - Stone Mountain
177,283 — Publix, T| Maxx
Orchard Square - Atlanta

93221 — Publix
Paces Ferry Plaza - Atlanta
61,696

Powers Ferry Square - Marietta
97,812 — Harrys in A Hurry, CVS Drug

Powers Ferry Village - Marietio
78,995 — Publix, CVS Drug

Rivermont Station - Atlanta
90,267 — Kroger, CVS Drug

“ Roswell Village - Atlante

143,980 — Publix, Eckerd

Russell Ridge - Lawrenceville
98,558 — Kroger

Sandy Plains Village - Roswell
175,035 — Kroger, Stein Mart

Sandy Springs Village - Aflanta
45,040 — Staples

©ther Markels

Evans Crossing - Augusta
92,052 — Kroger

LaGrange Marketplace - LaGrange
76,327 — Winn-Dixie, Eckerd

Parkway Station - Warner Robins
94,290 — Kroger

" Portfolio

Chicage
Hinsdale Lake Commons - Willowbrook
178,601 — Dominick's, Ace Hardware

Westbrook Commons - Westchester
121,561 — Dominick's, Walgreens

Franklin Square - Frankfort
201,403 — Kroger, Rite Aid, |C Penney
Silverlake - Erlanger
99,286 — Kroger

B AL P
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Fenton Marketplace - Fenton
97,224 — Farmer Jack, Michaels

Lakeshore Village - Clair Shores
85,940 — Kroger, Rite Aid

Waterford Towne Center - Waterford
91921 — Kroger

QOlde Towne Plaza - Ballwin
287,678 — Lowe's, Stein Mart

St. Ann Square - St. Ann
82,498 — Bally Total Fitness

Columbia Marketplace - Columbia
136,002 — Winn-Dixie, Wal-Mart

Lucedale Marketplace - Lucedale
49,059 — Winn-Dixie, Wal-Mart

Echelon Village Plaza - Vorhees
88,993 — Genuardi's

Asheville
Oakley Plaza - Asheville
118,728 — Bi-Lo, CVS Drug, Baby Superstore

Cherlette
Carmel Commons - Charlotte
132,651 — Fresh Market, Eckerd
City View - Charlotte
77,552 — Winn-Dixie, CVS Drug
Union Square - Monroe
97,191 — Harris Teeter, CVS Drug

Cresnsboro

Kernersville Marketplace - Kernersville
72,590 — Harris Teeter

Sedgefield Village - Greensboro
56,630 — Foed Lion

Releigh/Durham

Bent Tree Plaza - Raleigh
79,503 — Kroger

Garner Towne Square - Garner
221,576 — Kroger, Target, Office Max

Glenwocd Village - Raleigh
42,864 — Harris Teeter

Lake Pine Plaza - Apex

87,69 | — Kroger
Maynard Crossing - Cary
122,814 — Kroger
Southpoint Crossing - Durham
103,128 — Kroger

Woodcroft Shopping Center - Durtham
89,833 — Food Lion, True Value Hardware

™

Clinecinnet
Beckeft Commons - Cincinnati
112936 — Kroger, Stein Mart
Cherry Grove Plaza - Cincinnati
195,497 — Kroger, CVS Drug, T} Maxx
Hyde Park Plaza - Cincinnati
374,544 — Kroger, Thriftway, Walgreens, Michaels
Regency Milford Center - Milford
{09,125 — Kroger
Shoppes of Mason - Mason
80,800 — Kroger
Westchester Plaza - Westchester
88,181 — Kroger
Columbus
East Pointe Crossing - Columbus
86,524 — Kroger
Kingsdale Shopping Center - Columbus
270,470 — Big Bear, Stein Mart

- Kroger New Albany Center - New Albany

91,805 — Kroger

Northgate Shopping Center - Columbus
85,100 — Kroger

Park Place Shopping Center - Columbus
106,833 — Big Bear

Windmiller Square - Pickerington
120,509 — Kroger, Orchard Hardware

Worthington Park Centre - Worthington
93,095 — Kroger, CVS Drug

Tolede

Cherry Street Center - Toledo
54,660 — Farmer Jack




Portland

Cherry Park Market - Troutdale
113,518 — Safeway

Murrayhill Marketplace - Beaverton
149,214 ~ Safeway

Port of Portland - Hillsboro
67,359 — Albertson's

Sherwood Crossroads - Sherwood
89,266 — Safeway

Sherwood Market Center - Sherwood
124,256 — Albertson's

Sunnyside 205 - Clackamas
53279

Walker Center - Beaverton
89,624 — Sportmart

West Hills - Portland
53,579 ~ QFC Market

v Merchants Village - Charleston
79,724 — Publix
<> Queensborough - Mt. Pleasant
82,333 — Publix
Rosewood Shopping Center - Columbia
57,668 — Publix

Nashville

Harpeth Village - Franklin
70,091 — Albertson’s

Nashboro Village - Nashville
86,811 — Kroger

Northlake Village - Hermitage
151,629 — Kroger, CVS Drug

Peariree Village - Brentwood
{14,795 ~— Harris Teeter, Eckerd

Austin

Hancock Center - Austin
410,438 — H.EB, Sears, Old Navy, Petco

Market at Round Rock - Round Rack
123,347 — Albertson’s

North Hills Town Center - Austin
144,019 —HEB.

Dallas/Fr. Werth

Arapaho Village - Richardson
103,073 — Tom Thumb

Bethany Park Place - Allen
74,067 — Kroger

Casa linda Plaza - Dallas
324,639 — Albertson's, Eckerd, Petco

Cooper Street Plaza - Arlington
133,196 — Circuit City, Office Max
" Creekside Plaza - Arlington
96,816 — Kroger
Harwood Hills Village - Bedford
122,538 — Tom Thumb
<Hebron Parkway Plaza - Carroliton
46,800 — Albertson’s
Hillcrest Village - University Park
14,530
Keller Town Center - Keller
114,822 — Tom Thumb
Legacy Center - Frisco
57,690 — Albertson’s
MacArthur Park Phase | - lrving
38,987 — Pier | Imports
< MacArthur Park Phase i - Irving

198,672 — Kroger, Linens ‘N Things,
Barnes & Noble

Market at Preston Forest - Dalles
90,171 -— Tom Thumb, Petco
Matlock Center - Manstield
40,139 — Wal-Mart Neighborhood Market
Mills Pointe - Carrollton
126,186 — Tom Thumb
Mockingbird Commons - Dallas
121,564 — Tom Thumb
Northview Plaza - Dallas
116,016 — Kroger
7 Qverton Park Plaza - Ft. Worth

350,856 — Albertson's, Home Depot,
Circuit City, T} Maxx

Preston Park Village - Plano
273,647 — Tom Thumb, Williams-Sonoma, Gap
Prestonbrook Crossing - Frisco
91,274 — Kroger
Prestonwood Park - Plano
101,024 — Albertson’s
Ridglea Plaza - Ft. Worth
197,601 — Tom Thumb, Eckerd, Stein Mart
Shiloh Springs - Garland
110,055 — Kroger
Southpark - Tyler
146,758 — Albertson’s, Bealls
Tarrant Parkway Plaza - North Richland Hills
33,057 — Albertson’s
The Village - Duncanville
95,149 — Tom Thumb
Trophy Club Plaza - Trophy Club
{25,073 — Tom Thumb, Walgreens
Valley Ranch Centre - Coppell
117,187 — Tom Thumb
> Village Center - Southlake
118,092 — Kroger

f“‘t ,:f., &
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Champion Forest - Spring
[ 15,247 — Randall’s Food, Eckerd
Coles Center - Houston
42,261 — Randall’s Food
Fort Bend Center - Houston
30,227 — Kroger
Sweetwater Plaza - Sugar land
134,045 — Kroger, Walgreens

"~ Brookville Plaza - tynchburg

63,664 — Kroger
Statler Square - Staunton
133,660 — Kroger, CVS Drug

Seatile

» Cascade Plaza - Everett

217,633 — Safeway, Longs Drugs
Inglewood Plaza - Redmond
17,253
James Center - Tacoma
140,510 — Fred Meyer, Rite Aid
Lake Meridian Marketplace - Kent
165,210 — Albertson's, Bartell Drugs
Pine Lake Village - Issaquah
100,953 — QFC Market, Rite Aid
Sammamish Highlands - Redmond N
101,289 — Safeway, Bartell Drugs
South Point Plaza - Everett
190,455 — Cost Cutter Foods, Rite Aid
Southcenter Plaza - Tukwila
58,282 — Target
Thomas Lake - Bothell
103,872 — Albertson's, Rite Aid

92,002 — Giant
Cheshire Station - Dale City
97,226 — Safeway, Petco
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Dell Range Marketplace - Cheyenne
87,777 — King Soopers

.- Indicates joint venture parinership

Portfolio list does not include singletenant properties
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The following discussion should be read

3 °

in conjunction with the accompanying
Consolidated Financial Siotements
and Notes thereto of Regency Centers
Corporation (“Regency” or “Compony”)

appearing elsewhere within.

Crganization

Regency is a qualified real estate investment trust ("REIT") which began operations in
1993. We previously operated under the name Regency Realty Corporation, but
changed our name to Regency Centers Corporation in February 200! to more
appropriately acknowledge our brand and position in the shopping center industry.
We invest in retail shopping centers through our partnership interest in Regency
Centers, L.P, ("RCLP") an operating partnership in which Regency currently owns
approximately 97% of the outstanding common partnership units (“Units"). The

acquisition, development, operations and financing activity of Regency, including the

issuance of Units or preferred units, is executed by RCLP.







ree Cclhhraracteristias
contribute to the developrment of a great
center: the right locaticom, the right gro-
cery-anchor tenant, and the right tenamnt mix.
First, you need a neighborhood with healthy
demographics, including a growing popula-
ticomn amnd healthy income levels. Then you
Nneed a strong grocery anchor thhat draws
consumer traffic fTor repeated weekliy
shopper visits. Finally, you meed side-shop
and specialty tenants that offer convenience
and a range of services that appeals to the
local residemnts amnd serves the meeds of the
surrounding comMmunitys | he key to success

is that whatever you build, and wherever

yvou build it, thhe temnant mMmix needs to match.




Shopping Center Business

We are a national owner, operator and developer of grocery-anchored neighborhood
retail shopping centers. Our shopping centers summarized by state and in order by ;

largest holdings including their gross leasable areas (GLA) follows:

Larasion : ELA % Legsad™ = i 4 zasel®
Florida 56 5,535,254 52.0% 55 6,558,734 92.7%
California 39 4,879,051 98.8% 39 4.922.329 9B 4%
Texas 3% 4,579,253 92.8% 33 4,125,058 G4 2%
Ceorgia 25 2,555,47: 93.3% 26 2,353,040 95.2%
Chio s 1,87¢,07¢ 03.5% 13 1,760,955 96.7%
Nost Caoling i3 1,302,751 $8.1% 13 1.302,751 97.4%
Colerado 2z 1,188,480 8%.2% 10 897,788 97.9%
Washington g 1,095,457 $8.1% 10 1.180.020 93.8%
Cregon 8 743,055 $3.2% 9 716853 90.7%
Alabame 7 8385,44C €5.3% 3 516,062 97.9%
Arizona S 327,612 £8.6% & 522,014 97.9%
Tennessee e 483,850 $5.4% 1o 493,860 99,7%
Virginia 5 408,358 97.5% & 419440 93.3%
Wissousd 2 379,175 92.5% 2 369,045 95.8%
Kentucky 35 321,689 94.2% § 325,347 100.0% j
“ilinois 2 3C5,182 £1.5% I 178601 86.4% !
Michigan 3 275,585 88.5% 3 274,987 94,1%
South Carolina 5 261,541 100.0% 4 [83.872 97.4% 3
Celaware 2 4T 418 2%.3% 2 239,077 98.6% !
Iississipni 2 185,031 $8.3% 2 185081 97, 7% !
New Jersey 3 112,642 100.0% 3 112,504 100.0%
Wyomirg i 87,777 180.0% I 87.777 -
- Merylend i 6,753 — - —
Seansylvania 1 5,002 100.8% f 6000 100.0%
Totai 27z 25,085,453 54.3% 60 3701086 P54%




We are focused on building a portfolio of grocery-anchored neighborhood shopping
centers that should withstand adverse economic conditions by providing convenient
shopping for daily necessities and foot traffic for adjacent local tenants. Regency's cur-
rent investment markets have continued to offer stable economies, and accordingly,
we expect to realize growth in net income as a result of increasing occupancy in the
portfolio, increasing rental rates, development and acquisition of shopping centers in

targeted markets, and redevelopment of existing shopping centers.

The following table summarizes the four largest grocery tenants occupying our

shopping centers at December 31, 2001:

Peroentage Percantage Hfverage
Grocery  Number ef  of Company  of Annualized Remalning
Bnahoy Stores”  Owned GLA Base Rent™ Leage Term
50 11.5% £.2% i6yss
%8 1.5% 5.6% 3 ys
8 5.5% 4.8% 2y
3 3.2% 2.7% 15 yrs

B

! stoies
wed thivougl joint veitures

Acquisition ang Development
of Shopping Centers

We have implemented a growth strategy dedicated to developing and acquiring high-
quality shopping centers. Our development program makes a significant contribution
to our overall growth. Development is customer-driven, meaning we generally
have an executed lease in hand from the anchor before we begin construction.
Developments serve the growth needs of our grocery and specialty retail customers,
result in modern shopping centers with 20-year leases from the grocer anchors,
and produce either attractive returns on invested capital or profits from sale. This
development process can require 12 to 36 months from initial land or redevelopment
acquisition through construction and lease-up and finally stabilized income, depending
upon the size and type of project. Generally, anchor tenants begin operating their
stores prior to construction completion of the entire center; resufting in rental income
during the development phase.

At December 31, 2001, we had 4| projects under construction or undergoing
major renovations, which, when complete will represent an investment of $622
million before reimbursement of certain tenant-related costs and expected sale
proceeds from adjacent fand and outparcels. Total costs necessary to complete these
developments are estimated to be $202 million and will be expended through 2004.
These developments are approximately 68% complete and 79% pre-leased. During
2001, we also purchased three grocery-anchored shopping centers for $72.8 milion,

representing 435,720 square feet of GLA,

Regency has a 20% equity interest in Columbia Regency Retail Partners, LLC
("Columbia™), a joint venture with Columbia PERFCO Partners, L.P. (“PERFCO") that







O unr straTE&EY is quite simple:
We have begun to sell Tlower-guality,
lower-growth properties anmnd reimnvest —

or recycle — the proceeds into higher-

) quality mnew developments with modern
grocery store formats, 20-year leases and

| the opportunity to achieve solid returns in
the 10 to 105 percent range. This is a

slightly different strategy from the past,

when we tended to sell the majority of

1 the nmnew properties we developed.

Under ocour refined strategy, we target
properties for disposition at the bottorm of
our asset base, and we recycle the capital
into new developments and operating

centers in target markets with higher

sustainable growth rates. This ‘‘self-
funding’’ business Mmodei presemnts a highly
cost-effective way of raising capital without
leveraging the balance sheet. Iin addition, in
moving from a strategy of reaping
short-term gains to one that focuses
on long-term profitability, we believe
that we camn achieve sustainable per=

share growth, grow nmnet asset value and

iNncrease ROIC for years to come.




was formed for the purpose of investing in retail shopping centers. During 2001,
Columbia acquired two shopping centers from Regency for $32.3 million, acquired two
shopping centers from unaffiliated sellers for $42.0 million, and acquired three shopping
centers from PERFCO for $73.4 miflion. During 2001 and 2000, we recognized gains on
the sale of shopping centers to Columbia of $1.0 million and $3.7 million, respectively,
which represents gain recognition on only that portion of Columbia not owned by us,
and received net proceeds of $24.9 million and $40.5 million, respectively.
Regency has a 25% equity interest in Macquarie CountryWide-Regency, LLC,
("MCWR”) a joint venture with an affiliate of Macquarie CountryWide Trust of Australia,
a Sydney, Australia-based property trust focused on investing in grocery-anchored
shopping centers. During 2001, MCWR acquired five shopping centers from Regency
for $36.7 million. During 2001, the Company recognized gains on the sale of shopping |
centers to MCWR of $1.8 million, which represents gain recognition on only that
portion of MCWR not owned by us, and received net proceeds of $27.8 million.

The Columbia and MCWR joint ventures intend to continue to acquire retail
shopping centers, some of which may be sold to them by Regency. We are required
to provide our pro rata share of the purchase price of real estate to be acquired
by these ventures.

During 2000, we acquired the non-owned portion of two properties in one joint
venture for $2.5 million in cash. The net assets of the joint venture were and continue
to be consolidated into Regency. Prior to acquiring the non-owned portion, the joint
venture partner's interest was reflected as limited partners’ interest in consolidated

partnerships in our financial statements. We also acquired the non-owned portion

of nine properties in five joint ventures, previously accounted for using the equity
method, for $4.4 million consisting of cash, common stock and Units. As a result,
these joint ventures are wholly owned by us and are consolidated for financial
reporting purposes as of the date of the acquisition,

On February 28, 1999, we acquired Pacific Retail Trust (“Pacific”) for
approximately $1.157 billion. At the date of the acquisition, Pacific was
operating or had under development 71 retail shopping centers representing
8.4 million square feet of GLA. During {998, we acquired 43 shopping
centers and joint ventures for a total investment of $384.3 million (1998
Acquisitions”) excluding contingent consideration. During 2000 and 1999,
we paid contingent consideration of $5.0 million and $9.0 million, respective-
ly. related to the 1998 Acquisitions. No additional contingent consideration is

due related to these acquisitions.

Jokn Phaer - SVF, Operations East
Wil Parhaemn - SVP, Investinents Southeast




Liquidity and Copital Resources

We expect that cash generated from revenues will provide the necessary funds on a
short-term basis to pay our operating expenses, interest expense, scheduled principal
payments on outstanding indebtedness, recurring capital expenditures necessary to
maintain our shopping centers properly, and distributions to share and unit holders.
Net cash provided by operating activities was $184.1 million and $178.5 million for
the years ended December 31,2001 and 2000, respectively. During 200} and 2000,
we incurred capital expenditures of $15.8 million and $19.1 million to improve our
shopping center portfolio, paid scheduled principal payments of $6.1 million and
$6.2 million to our lenders, and paid dividends and distributions of $154.4 million and
$145.1 million to our share and unit holders.

Although no tenant represents more than 10% of our annual base rental revenues,
and base rent is supported by long-term lease contracts, tenants who file bankruptcy
have the right to cancel their leases and close the related stores. In the event that
a tenant with a significant number of leases in our shopping centers filed bankruptcy
and cancelled its leases, it could cause a significant reduction to our revenues. We are
not currently aware of any current or pending bankruptcy of any of our tenants that
would cause a significant reduction to our revenues.

We expect to meet long-term capital requirements for maturing debt, the acquisition
of real estate, and the renovation or development of shopping centers from: (i) cash
generated from operating activities after the payments described above, (i) proceeds
from the sale of real estate, (iif) joint venturing of real estate, (iv) increases in debt,
and (v) equity raised in the private or public markets. Proceeds from the sale of real
estate includes the sale of out-parcels and developments as well as the sale of
low-growth shopping centers. Our commitment to maintaining a high-quality portfolio
dictates that we continually assess the value of all of our properties and sell those that
no longer meet our long-term investment standards to third parties. joint venturing of
assets provides Regency with a capital source for new development and acquisitions,
while earning market based fees as the asset manager: During 2001 and 2000, proceeds
from the sale of real estate to third parties and joint ventures were $142.0 million and
$165.9 million, respectively.

Net cash used in investing activities was $162.3 million and $335.3 million during
2001 and 2000, respectively, primarily for the purposes discussed under Acquisition and
Development of Shopping Centers. These amounts are net of the proceeds from sales
of real estate discussed above. Net cash used in financing activities was $94.9 million in
2001 and net cash provided from financing activities was $203.6 million in 2000. The net

cash used in financing activities was a resuft of reducing the balance of the line of credit

(the "Line") using cash balances available on December 31, 2000.







T Ihaese camtears perform well
because they provide indispensable goods
and services to consumers. Over the last
30 years, grocery-anchored neighborhood

shopping centers have proven to be ‘‘reces-

L]

sion-resistant,’ largely due to the nature
of what they offer: nmnecessary goods anmd
services that people require in their everyday
lives., Howevern we also believe that we've
structured Regency’'s centers tc cutperform
those of our peers on a comparative basis
by securing market-leading tenants and
investing in convenient locations with
exceptionally strong demographics. For
example, nearly 20 percent of cur grocery-
anchored centers are anchored by one
of the top three grocery chains in their
market, including Kroger“, FPublix, Safeway
and Albertson’s. This market dominance
helps make Regency’'s cenmnters resistamnt to
competition, while attracting continuous
consumer traffic — often Mmultiple shopper
visits each week — which also bemnefits
our quality side-shop specialty retailers. In
addition, the typical Regency cemnter is withinm
three miles of a 73,000-person populationmn
that has an average household income
of more thamn $74,.00C and a projected
five-year population growth rate of
more than 9.5 percemnt — meaning
that Regency is positioned to attract
consumers who have substantial purchasing
power. All of these factors combine to

ensure the long-term success of Regency's

grocery-anchored centers.




Outstanding debt at December 31,2001 and 2000 consists of the following

(in thousands):

r/ﬁ:na‘. ignam
A0 ISR

Fixed rate mortgage loens $ 240,091 270,461

Variable rete mortgage iozns 21,691 40,643

Fixed ratc unsecured loans 760,932 529,941

Tote! notes payable 1,622,721 841,072

Unsecured line of credit 374,00 465,000

Tolel $ L3982l 1,307,042

Mortgage loans are secured by certain real estate properties, and may be prepaid,
but could be subject to a yield-maintenance premium. Mortgage loans are generally
due in monthly instaliments of interest and principal and mature over various terms
through 2019, Variable interest rates on mortgage loans are currently based on LIBOR
plus a spread in a range of 125 basis points to |75 basis points. Fixed interest rates
on mortgage loans range from 6.82% to 9.5%.

During 2001, we modified the terms of the Line by reducing the commitment
to $600 million, reducing the interest rate spread from 1.0% to .85% and extending
the maturity date to April 2004. A reduction in the Line allowed us to reduce the
commitment to a level that is sufficient to fund our short-term capital needs without
paying unnecessary fees on unused commitments not expected to be used. Interest
rates paid on the Line at December 31, 2001 and 2000 were based on LIBOR
plus .85% and 1% or 2.913% and 7.875%, respectively. The spread that we pay on
the Line is dependent upon maintaining specific investment grade ratings. We are also
required to comply, and are in compliance, with certain financial and other covenants
customary with this type of unsecured financing. The Line is used primarily to finance
the acquisition and development of real estate, but is also available for general working
capital purposes.

Subsequent to December 31,2001, we paid down the Line with the net proceeds
of an unsecured debt offering for $250 million completed on January 15,2002, The notes
have a fixed interest rate of 6.75%, were priced at 95.850%, are due on January 15,2012
and are guaranteed by Regency.

On December §2,2001, we completed a $20 million unsecured debt offering
with an interest rate of 7.25%. These notes were priced at 99.375% and are due on
December 12,2011, On January 22, 2001, we completed a $220 million unsecured
debt offering with an interest rate of 7.95%. These notes were priced at 99.867% and
are due on January 15,201 |. The net proceeds of these offerings were used to reduce
the balance of the Line.

During 2000, we completed $160 million of unsecured debt offerings with an interest
rate of 8.0% to 8.45% and are due in 2010. During 1999, we completed $250 million of
unsecured debt offerings with interest rates of 7.4% to 7.75% due in 2004 and 2003. The

net proceeds of these offerings were used to reduce the balance of the Line.




As of December 31,2001, scheduled principal repayments on notes payable and the

Line were as follows (in thousands):

Schedulad

Tatal

2Tl

Scheduied Payments By Year

5

Unconsolidated partnerships and joint ventures in which we have an investment also
had mortgage loans payable of $67.5 million at December 31,2001. Our proportionate
share of these loans is $14.7 million. Mortgage loans payable totaling $62.5 million are
non-recourse and contain no other provisions that would resuft in a contingent liability
to the Company. The Company is the guarantor of a $5.0 million mortgage loan for
Regency Ocean East Partnership, LP

The fair value of our notes payable and the Line are estimated based on the current
rates available to us for debt of the same remaining maturities. Variable rate notes
payable and the Line are considered to be at fair value since the interest rates on such

instruments reprice based on current market conditions. Fixed rate loans assumed
in the connection with real estate acquisitions are recorded in the accompanying
financial statements at fair value. Based on the borrowing rates currently available
to us for loans with similar terms and average maturities, the fair value of

| long-term debt is $1.43 billion.
“‘ RCLP has issued Cumulative Redeemable Preferred Units (“Preferred
! Units") in various amounts since [998. The issues were sold primarily to
( institutional investors in private placements. The Preferred Units, which

may be called by RCLP at par after certain dates ranging from 2003 to 2005,

S

/ have no stated maturity or mandatory redemption, and pay a cumulative,
// quarterly dividend at fixed rates ranging from 8.125% to 9.125%. At any
time after |0 years from the date of issuance, the Preferred Units may be
exchanged for Cumulative Redeemable Preferred Stock (“Preferred Stock™)
at an exchange rate of one share for one unit. The Preferred Units and the
related Preferred Stock are not convertible into Regency common stock.
The net proceeds of these offerings were used to reduce the Line. At
December 31, 2001 and 2000 the face value of total preferred units issued

| was $384 million with an average fixed distribution rate of 8.72%.

Andy Mofhelmer - SVP, Retailer Services
Chrio Leavitt - SVP, Finance and Treasurer
Mark Harrigien - SVP, Investments Southern California
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W e talec= a long-term view of real

estate at Regency Centers, and we know
that the only way to be successful over the
long term is to build lasting relationships
with a wide variety of partmners. For example,
we build relationships with ocour temnants,
enabling us to be a truly customer—driven
developer, and positioning us to execute
multiple transactions. We worlk closely with
communities to address outstanding issues so
our centers add value to the neighborbhood.
And we maintain good relationships with
our employees, Mmotivating therm to work
hard every day for cur success. All of thhese
relationships share certa&n cCoOmMmon
elements: All are based on common values
and trust, all are formed with a long-range
perspective, and all are a way of acceler-
ating ocur progress toward cur primary

goals — to expand ocur business and build

shareholder value.




Our real estate portfolio grew by 5.6% during 2001 as a result of the acquisition

and development activity discussed above. We intend to continue to grow our

portfolio through acquisitions and development, either directly or through our joint
venture refationships. Because acquisition and development activities are discretionary
in nature, they are not expected to burden our capital resources currently available

for liquidity requirements. Regency expects that cash provided by operating activities,

unused amounts available under the Line, and cash reserves are adequate to meet

‘ liquidity requirements. -

Critical Accounting Policies | ey

In the course of developing and evaluating accounting policies and procedures, we use

estimates, assumptions and judgements to determine the most appropriate methods

1o be applied. Such processes are used in determining capitalization of costs related to

real estate, value impairment of our real estate portfolio, and taxable income.

In determining capttalized costs related to real estate, we consider whether costs

incurred have extended the useful life of a property and should be capitalized or if G
it is recurring maintenance and should be expensed to operations; we evaluate the
direct costs associated with our development program, the size of the development
pipeline, and our development success rate; and as it pertains to capitalized interest,
interest rates available to the Company, the start of the development process, and the
date that the project has been completed and ready for its intended use.

In determining the fair value of our real estate portfolio, we consider future cash flow
projections on a property-by-property basis, current interest rates, current market
conditions of the geographical location of each property, and the cost to sel.

We believe that Regency qualifies and we intend for Regency to qualify as a REIT i 30|31
under the Internal Revenue Code. As a REIT, Regency is allowed to reduce taxable .
income by all or a portion of its distributions to stockholders. As distributions have

exceeded taxable income, no provision for federal income taxes has been made.

Results from Operations

Comparison 2000 to 2000

Revenues increased $27.0 million or 7% to $388.5 million in 2001. The increase was
due primarily to revenues from newly completed developments that only partially
operated during 2000, and from growth in rental rates at the operating properties.
Minimum rent increased $15.4 million or 6%, and recoveries from tenants increased
$6.4 million or 9%. At December 31, 2001, we were operating or developing 272
shopping centers. We identify our shopping centers as either development properties
or stabilized properties. Development properties are defined as properties that are
in the construction and initial lease-up process that are not yet fully leased (fully leased |

generally means greater than 90% leased) and occupied. Stabilized properties are all

properties not identified as development. At December 31,2001, we had 231 stabilized




shopping centers that were 94.9% leased. At December 31, 2000, these properties
were 95.4% leased. In 2001, rental rates grew by 10.5% from renewal leases and new
leases replacing previously occupied spaces in the stabilized properties.

Service operations revenue includes management fees and commission income,
profits and losses from the sale of developed properties and gains or losses from the
sale of land and outparcels. The Company accounts for profit recognition on sales of
real estate in accordance with FASB Statement No. 66, “Accounting for Sales of Real
Estate” Profits from sales of real estate will not be recognized by the Company unless
a sale has been consummated; the buyer’s initial and continuing investment is adequate
to demonstrate a commitment to pay for the property; the Company has transferred
to the buyer the usual risks and rewards of ownership; and the Company does not
have substantial continuing involvement with the property. Service operations revenue
increased by $4.3 million to $31.5 million in 2001, or 16%. The increase was primarily due
to a $12.4 million increase in gains from the sale of land and outparcels, a $1.7 million
Increase in management fees primarily related to the Columbia and MCWR joint ventures,
offset by a $9.8 million reduction in development profits. The reduction in development
profits was a result of selling fewer core developments during 2001 vs. 2000.

Operating expenses increased $17.8 million or 11% to $181.4 million in 2001.
Combined operating and maintenance, and real estate taxes increased $6.7 million or
8% during 200! to $89.0 milion. The increase was primarily due to expenses
incurred by newly completed developments that only partially operated during 2000,
and general increases in operating expenses on the stabilized properties. General and
administrative expenses were $20.6 million during 2001 vs. $19.9 million in 2000 or
3% higher as a result of general salary and benefit increases. Depreciation and amor-
tization increased $8.1 million during 2001 or 14% primarity due to developments
that only partially operated during 2000.

We review our real estate portfolio for value impairment whenever events or
changes in circumstances indicate that the carrying amount of an asset may not
be recoverable. We determine impairment based upon the difference between
estimated sales value (less estimated costs to sell) and net book value. During 200

and 2000 we recorded a provision for loss on operating properties held for sale of

$1.6 million and $13.0 million, respectively.
Interest expense increased to $74.4 million in 2001 from $72.0 million in

2000 or 3%. The increase was primarily due to higher debt balances and a

higher percentage of outstanding debt with fixed interest rates, which are general-
ly higher than variable interest rates. Regency had $14 billion and $1.3 billion of
outstanding debt at December 31, 2001 and 2000, respectively. On December 31,
2001,72% of outstanding debt had fixed interest rates vs. 61% on December 31,2000.

Bamn Fox - SVP, Investments Midwest
Craly Ramey - SVP, Investments Pacific Northwest
West RRiller - SVP, Investments Southwest







&@g@@sg prograrmm is
designed to attract mational, regional
and local specialty tenants who represent

the “"best-in-class’’ operators within
their respective merchandising categories.
Regency’'s POl program provides these
premier temnants with access to multiple
prime locations in the best shopping
centers, in the top markets, with the leading
srocery anchors. By yearenmnd 2001, 75
retailers in 25 categories were patrticipating
inmn the PCI @rogram, including Subway,
Blockbuster Video, RadioShack, Hallmark,
Great Clips, H&R Block anmnd Starbucks.
Regency is proud to provide these
premier tenants with the support they need
to achieve their growth and profit objectives.
AT the same time, Regency also benefits:
Cur P tenants act as a secondary anchor
at ocur centers, while strengthening the

merchandising mix anmnd reinforcing the

appeal of the grocery anmnchonr




unit distributions increased $3.9 million to $33.5 million during 2001 as a result of the

preferred units issued in 2000.

Net income for common stockholders was $97.7 million in 2001 vs. $84.8 million
in 2000, or a 15% increase. Diluted earnings per share was $1.69 in 2001 vs. $1.49 in

2000, or 13% higher as a result of the increase in net income.  Revenues |
(in thousands)

Comparison 2000 to [999

Revenues increased $59.7 million or 20% to $361.6 million in 2000. The increase was

due primarily to the Pacific acquisition, which did not occur until February 28, 1999,
revenues from newly completed developments that only partially operated during 1999,

and from growth in rental rates and occupancy levels at the operating properties.

Minimum rent increased $38.2 million or 18%, and recoveries from tenants increased

$13.8 million or 25%. At December 31, 2000, Regency was operating or developing

261 shopping centers. At December 31,2000, we had 210 stabilized shopping centers !

that were 95.4% leased. At December 31, [999, these properties were 94.2% leased.
In 2000, rental rates grew by 8% from renewal leases and new leases replacing previously
occupied spaces in the stabilized properties.

Service operations revenue increased by $9.0 million to $27.2 million in 2000, or 49%.
The increase was primarily due to a $! 1.1 million increase in development profits offset
by a $2.1 million reduction in property management fees. During 2000 we reduced the

portfolio of properties managed for third party owners that was unprofitable.

Operating expenses increased $27.8 million or 20% to $163.6 million in 2000. //
Combined operating and maintenance, and real estate taxes increased $14.8 million j"‘ 32!33
or 22% during 2000 to $82.3 million. The increase was primarily due to the Pacific \\

acquisition, expenses incurred by newly completed developments that only partially |
operated during 1999, and general increases in operating expenses on the stabilized
properties. General and administrative expenses were $19.9 million during 2000 vs.
$19.3 million in 1999 or 3% higher as a result of general salary and benefit increases,
and new employees hired in 2000. Depreciation and amortization increased $10.8
million during 2000 or 22% primarily due to the Pacific acquisition and developments
that only partially operated during 1999.

During 2000, we recorded a provision for loss on operating properties held for
sale of $13.0 million related to a portfolio of properties under contract for sale that
no longer met our long-term investment standards. These properties were classified

“““““ as operating properties held for sale at December 31,2000, and depreciation and
amortization was suspended.

Interest expense increased to $72.0 million in 2000 from $60.1 millicn in 1999 or 20%.
The increase was primarily due to the assumption of debt from the Pacific acquisition,

and higher interest costs related to interest rate increases on outstanding debt balances

including the unsecured debt offerings completed in 2000 and 1999.




Preferred unit distributions increased $17.2 million to $29.6 millicn during 2000 as a
result of the preferred units issued in 2000 and 1999. Average fixed distribution rates of
the preferred units were 8.72% at December 31,2000 vs. 8.71% at December 31, 1999.

Net income for common stockholders was $84.8 million in 2000 vs, $87.6 million in

Real Estate ) 1999, or a 3% decrease. The decline was primarily a resut of the provision for loss on
investments at cost o
(7 tho e operating properties held for sale and increased preferred unit distributions, net of the

acquisition and development activity described above. Diluted earnings per share was

$1.49in 2000 vs. $1.61 in 1999, or 7.5% lower as a result of the decrease in net income.

New Accounting Standards
and Accounting Changes

In August 2001, the Financial Accounting Standards Board issued FASB Statement

No. 144, “Accounting for the Impairment or Disposal of Long-Lived Assets”

(“Statement 144"), which supercedes FASB Statement No. |21, “Accounting for the

Impairment of Long-Lived Assets and for Long-Lived Assets to Be Disposed Of"
(“Statement 1217). Statement (44 retains the fundamental provisions in Statement 12|
for recognizing and measuring impairment losses on long-lived assets held for use and
| long-lived assets to be disposed of by sale, while also resolving significant implementation
7 issues associated with Statement 121. Regency is required to adopt Statement 144 no
later than the year beginning after December 15,2001, and plans to adopt its provi-
sions for the quarter ending March 31, 2002. We have determined that our portfolio
of operating properties held for sale will have to be reevaluated given the establishment
of the six criteria set forth in Statement [44. We believe that the majority of the assets
will not meet all six criteria and thus will have to be reclassified as properties to be
held and used. We have determined that should we reclassify all of these properties,
no additional charges to expense would occur We have determined that the other
provisions of Statement 44 will not have a significant impact on operations.

The Financial Accounting Standards Board issued Statement of Financial Accounting
Standards No. 138, “Accounting for Certain Derivative Instruments and Certain
Hedging Activities, an Amendment to FASB Statement No. 133" (“FAS 138"), which is
effective for all fiscal quarters of all fiscal years beginning after june 15, 2000. FAS 138
and FAS 133 establish accounting and reporting standards for derivative instruments
and hedging activities, FAS 138 and FAS 133 require entities to recognize all derivatives
as either assets or liabilities in the balance sheet and measure those instruments at

fair value. FAS 138 and FAS 133 will have no impact to the financial statements as we

have no derivative instruments.
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e famiae@& a few key challenges in

the mnear term. First, we must continue
to pursue quality acqquisitions and devel-
oprments in sound, secure locations that
senerate superior risk-adjusted returns on
capital. In cur supply-constrained markets,
with very Jdifficult entitlement processes,
this is a challenge as well as an opportunity.
Second, we must continue to offer the
special culture and atmosphere that has
motivated Regency’s management team to
achieve the extraordinary results that it
has so far: In fact, we have been successful
precisely because of the cofnmi*&:ment,
energy and experience that this team brings
to our business. Third, we must maintain the
poweﬁ and integrity of our balance sheet.
And last, we must presérve éur reputation
as a company that is the best at what it
does, f!:ha't is exceptional to dea! with,

and that delivers on its promises. We are

extremely well-positioned to meet these

challenges — and any others that the

future may hold.




Environmental Malters

Regency, like others in the commercial real estate industry, is subject to numerous
environmental laws and regulations. The operation of dry cleaning plants at our
shopping centers is the principal environmental concern. We believe that the tenants
who operate these plants do so in accordance with current laws and regulations and
have established procedures to monitor their operations. Additionally, we use all legal
means to cause tenants to remove dry cleaning plants from our shopping centers.
Where available, we have applied and been accepted into state-sponsored
environmental programs. We have a blanket environmental insurance policy that
covers Regency against third party liabilities and remediation costs on shopping centers
that currently have no known environmental contamination. We have also placed
environmental insurance on specific properties with known contamination in order
to mitigate Regency's environmental risk. We believe that the ultimate disposition of
currently known environmental matters will not have a material effect on the financial

position, liquidity, or operations of Regency.

Inflation

Inflation has remained relatively low during 2001 and 2000 and has had a minimal
impact on the operating performance of the shopping centers; however, substantially
all of our long-term leases contain provisions designed to mitigate the adverse
impact of inflation. Such provisions include clauses enabling us to receive
percentage rentals based on tenants’ gross sales, which generally increase as
prices rise, and/or escalation clauses, which generally increase rental rates
during the terms of the leases, Such escalation clauses are often related
to increases in the consumer price index or sjmilar inflation indices. In
addition, many of our leases are for terms of less than ten years, which
permits us to seek increased rents upon re-rental at market rates.
Most of our leases require the tenants to pay their share of operating
expenses, including common area maintenance, real estate taxes,
insurance and utilities, thereby reducing our exposure to increases in

costs and operating expenses resufting from inflation.

Tom WeDonough - SVP, Investments Southern California
Stam Zippin - SVP, Real Estate Accounting and MIS
Tomt Engberg - SVP, Investments Northern California




Market Rislk

Regency is exposed to interest rate changes primarily as a result of the Line and
long-term debt used to maintain liquidity and fund capital expenditures and expansion
of Regency's real estate investment portfolio and operations. Regency’s interest rate
risk management objective is to limit the impact of interest rate changes on earnings
and cash flows and to lower its overall borrowing costs. To achieve its objectives Regency
borrows primarily at fixed rates and may enter into derivative financial instruments
such as interest rate swaps, caps and treasury locks in order to mitigate its interest
rate risk on a related financial instrument. Regency has no plans to enter into derivative
or interest rate transactions for speculative purposes, and at December 31, 2001,
Regency did not have any borrowings hedged with derivative financial instruments.
Regency's interest rate risk is monitored using a variety of techniques. The table
below presents the principal cash flows (in thousands), weighted average interest rates
of remaining debt, and the fair value of total debt (in thousands), by year of expected

maturity to evaluate the expected cash flows and sensitivity to interest rate changes.

- ~ e e g Ao Sme et

As the table incorporates only those exposures that exist as of December 31,2001,
it does not consider those exposures or positions, which could arise after that date.
Moreover, because firm commitments are not presented in the table above, the infor-
mation presented therein has limited predictive value. As a result, Regency’s ultimate
realized gain or loss with respect to interest rate fluctuations will depend on the

exposures that arise during the period, Regency’s hedging strategies at that time, and

interest rates.




Independent Auditors’ Report

We have audited the accompanying consolidated balance sheets of Regency Centers Corporation and subsidiaries
as of December 31,2001 and 2000, and the related consclidated statements of operations, stockholders' equity, and
cash flows for each of the years in the three-year period ended December 31, 2001. These consolidated financial
statements are the responsibility of the Company's management. Cur responsibility is to express an opinion on
these consolidated financial statements based on our audits.

We conducted our audits in accordance with auditing standards gererally accepted in the United States of
America. Those standards require tnat we plan and perform the audit to obtain reasonable assurance about
whether the financial statements are free of material misstatement. An audit includes examining, on a test basis,
evidence supporting the amounts and disclosures in the financial statements. An audit also includes assessing the
accounting principtes used and significant estimates made by management, as well as evaluating the overall financial
statement presentation. We believe that our audits provide a reasonable pasis for our opinion.

In our opinion, the consclidated financial statements referred to above present fairly, in all material respects, the
financial position of Regency Centers Corporation and subsidiaries as of Decembper 31,2001 and 2000, and the results
of their operations and their cash flows for each of the years in the three-year period ended December 31,2001

in conformity with accounting principles generally accepted in the United States of America.

Jacksonville, Florida
36[37
January 31,2002




Ceonsolidoied Balance Sheeis
December 31, 200] and 2000

2001
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C@ﬂ@@ﬂad@ﬁ@cﬂ Stetements of Operafions

[
Yagrs ended December 2§, 2001, 2000 and 1999

8 :bm.»u-v..

2001 2000 1999
Revenuas: \
Minimum rent (note 9) $ 271,713,124 256.279.019 2018,039.441
Percentage rent 5,833,674 5.231.517 $.000.272
Recoverics from tenants 76,068,575 69.707.918 55.919,78%
Service operations revenue 31,494,739 27.226.411 18,239.486
Equity in income of investments in real estate partnerships 3,439,367 3,138,553 4,687,944
Total revenues 388,549,559 BOISREEIS BOIFSS6LURY]
Coer : EHDENSES:
Depreciation znd amortization 67,505,587 59.430,262 4A8.6011.519
Cperating and maintenance 5,239,821 47.297.799 39,204,109
General and administrative 20,560,939 19932609 19,274,225
Real estate taxes 38,734,782 34998404 28,253,961
Other expenses 4,356,384 1.936.686 472,526
Total operating expenses 181,397,513 163,508,760 IBSIR)6%341)
interest expense {Invome)
Interest eXpense 74,416,416 71,970,783 60,067,007
Interest income (5,577,487 (4,807,710} (2,196.954)
Net interest expense 58,838,522 7063072 SEARTIOY)SR)
Income before gain, provision on real estate .
investments and minority interests 138,313,067 130,824,586 108,200.53%
Gain (loss) on sale of operating properties 699,376 4,506,982 (232, )*"%@)
Provision for loss on operating properties held for sale (1,595,138} (12.995.412) o
Income before minority interests 137,417,307 122,336,156 107.967.549
Minority interest preferred unit distributions (33,475,607) (29.601.184) (12.368.403)
Minority interest of exchangeable partnership units (2,557,633) (2492.419) (2,.897.778)
Minority interest of limited partners (721,090) (2:631,721) (2.855.404)
Net income 100,654,207 STH10LB2 BOIRASW67)
Preferred stock dividends (2,665,06%) (2.817.228) 12,244.593)
Net income for common stockholders S 07,699,108 SN0 ()] S7600.371
_.‘—_—_..______—_—_—’____.—.___“"—“
Net income for common stockholders per share (note 7):
Basic 3 1.7 .49 t.61

Diluted $ 1.69 t.49 _._i) - ,HQD"

See accompanying notes to consolidated financial statements
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Consolidaied Statements of

for the Years ended December 31,2001, 20

Sl
and 1999

20010 2000 199
] |
Net income § 100,664,207 87.610.832 R9.545.964!
Adjustments to reconcile net income to net
cash provided by operating activities:
Depreciation and amortization 57,505,587 59.430,262 48.601,519
Deferred loan cost and debt premium amortization 1,136,734 609,107 $56. 100
Stock based compensation 5,217,572 4719212 2411907
Minority interest preferred unit distribution 33,475,007 29601, 184 12,368403
Minority interest of exchengeable partnership units 2,557,CC 2492,419 2,897,778
Minority interest of limited partners 721,08C 2,631,721 2855404
Equity in income of investmeanis ir rea) cstate partnershins (3,435,357} 13.138.553) (4,687 944
(Gain) loss on sale of operating properties (699,375 (4.506.982) 232,989
Provision for loss on operating properties held for sale 1,565,135 12.995.412 -
Changes in asscts and Habilities:
Tenant receivables (8,304,128} 14.170.897) (12.342419)
Deferred leasing costs (11,691,159 (10A454.805) (3.025.687)
Other assets (4,213,410 (4.732,220) 74863
Tenants’ security and escrow deposits 03,740 245,531 1.238.95%
Accounts payable and other lizbilities (771,305) 5,196,568 12.264.438
Net cash provided by operating activities 184,057,300 178330690 181302270
Cash flows frorn Investing activities:
Acquisition and development of real cstate (332,722,732} (432,545.686) (232,524.31%)
Procoeds from sale of real cstate 142,016,541 165.926.227 76,542,059
Acquisition of Pacific, net of cash acquired — == (9.046,230)
Acquisition of pariners’ interest in investments
in real estate partnershins, net of cash ecquired 2,415,521 (1 402.371) —
Investment in reel estate partnerships (45,562,655 (66.800477) (30,752.019)
Capital improvements (15,837,052) (19.134.500) (28.535.961)
Proceeds from szle of real estate parinerships 2,867,481 - —
Repayment of notes receivable 57,582,596 15,673,125 —
Distributioas reccived from investments in rcal estate partnerships 16,811,892 3,109,586 TOLAT4
Net cash used in investing activities (162,307,808 (BD5264006) (B06H11598)
65,264 25.276 223.378

Repurchese of corumon stock
Purchasc of limited parmers’ interest in consolidated partnershio
Redemption of partmership units

{155,380}

(110,487)

(10,088.419)
(2.925.158)

(1435694)

(54.536.612)
(633.673)
(1.620.939)

Net distributions to limited partners in consolidated pertnerships (5,248,210) 12,139.8%6) 11.071.831)
Distributions to exchangeable partnership unit holders (3,144,987} (3,652033) (3.534.518)
Distributions to preferred unit holders £33,475,00T) (29.600.184) (12, 36%.403)
Dividends peid to common stockholders {114,863,514) 1109.078.93%) (94.985,16%)
Dividends paid to preferred stockholders {2,865,089) 12.817,228) 12.244.593)
Net proceeds from fixed rate unsecured notes 239,582,400 159,728,500 49,843,300
(Additional costs) net proceeds from issuance of preferred units (4,125 91.591.503 205,006,274
{Repayment) proceeds of unszcured line of credit, net (92,000,000} 2]8.620,690 (142051.875)
Sraceeds from notes payable - 18,153,368 445 207
Repaymer’ of r.otes payable (67,273,620 1112669.554) (32.534.707)
Schaeduled principal payments (6,145,318) (6,230,191 (6,085.360)
Deferred loen costs (5,148,535} (3.073.398) (4.355.008)
Net casa (usce in) provided by firancing activities (94,884,433} 20BL084 IDSVTATS
Net (decrease) increase in cash and casi equivalents (73,734,831} 46870452 34197750
Cash and cpsh equiva’ents =t heginning of period 100,987,895 $4.117.443 19.919.693
Cash and cash equivalents at end of period 27,883,264 OIS TASOS) $4,0 07449

4041




Consolidated Statements of Cash Flows
For the Years ended December 31, 2001, 2000 and 1999 {continued)
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o Q o
Notes fo Consolidated Financial Statements
Decembear 2!, 200!
i. Sumnmary of Significant Accounting Policies
{a) Orgsnization and Principles of Consclidation

The accompanying consolidated financiai statements include the accounts of Regency Centers Corporation,
its wholly owned qualified REIT subsidiaries, and its majority-owned or controlled subsidiaries and partnerships (the
“Company” or "Regency”). Al significant intercompany balances and transactions have been eliminated in the consol-
idated financial statements. The Company owns approximately 97% of the outstanding common units ("Units™) of
Regency Centers, L.P, ("RCLP"}. Regency invests in real estate through its partnership interest in RCLP. All of the
acquisition, development, operations and financing activity of Regency, including the issuance of Units or preferred
units, are executed by RCLP. The equity interests of third parties helcd by RCLP and the majority-owned or controlled
partnerships are included in the consolidated financial statements as preferred or exchangeable operating partnership
units ("Units"y and limited partners' interest in consolidated partnerships. The Company is a qualified real estate
investment trust ("REIT"), which began operations in 1993 as Regency Realty Corporation. In February 2001,

the Company changed its name to Regency Centers Corporation.

The Company leases space to tenants under agreements with varying terms. Leases are accounted for as operating
leases with minimum rent recognized on a straight-line basis over tnhe term of the lease regardless of when payments
are due. Accrued rents are included in tenant receivables. Minimum rent has been adjusted to reflect the effects of
recognizing rent on a straight-line basfs.

Substantially all of the lease agreements contain provisions that provide additional rents based on tenants' sales
volume (contingent or percentage rent) or reimbursement of the tenants' share of real estate taxes and certain
common area maintenance (CAM) costs. These additional rents are recognized when the tenants achieve the
specified targets as defined in the lease agreements.

Service operations revenue includes management fees and commission income, development-related profits from the
sales of recently developed real estate properties and land. The Company recorded gains from the sales of develop-
ment properties and land of $28.1, milion $25.5 million, and $14.4 milion for the years ended December 31, 2001,
2000, and 1999, respectively. Service operations revenue does not include gains or losses from the sale of operating

properties previously held for investment which are included in gain or loss on the sale of operating properties.

The Company accounts for profit recognition on sales of real estate in accordance with FASB Statement No. 66,
"Accounting for Sales of Real Estate.” in summary, profits from szles will not be recognized by the Company
unless a sale has been consummated; the buyer's initial and continuing investment is adequate to demonstrate a
commitment to pay for the property; the Company has transferred to the buyer the usual risks and rewards of

owncership; and the Company does not have substantial continuing involvement with the property.
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{c) Real Estate Investments

Lard, buildings and ‘mprovements are recoded at cost. All direct and indirect costs clearly asseciated with the
acquisition, deveiooment and constructon of real estate srojects are capitalized as buildings and improvements.
Mzintenance and repairs which co not imorove or extend the useful lives of the respective assats are reflocted

in operating and mairtenance expense. Tne propariy cost includes the capitalization of interest expense incuied

during construction basec on average outsiandng exoenciiures.

Depreciation is computed using the steigni-ine methed over astimated useful lives of up to forty years for oulldings
and improvements, term of izase for tenant improvemants, end three to seven years for furniture and equipment.

sronerties held for se's inciude Sreaarties that ~o longer meet the Compeny's ‘ong-term invesiment
standaCs, suCn as exDecied growin in ravende o mMarket cominance. Once icentifiec anc merketec for sale, these
properties are segragated on ihe bagnce sheet as onerating oroperties held for sale. The Company aisc develops
shopping ceniers ang stand-alone etel stores for reszie, Once compieted, these developrrents are e'so included
in operatng nroperties ~e.d for sze. Cperating oroderties nald for saie are carried at the lower of cost or fair vaiue
less estimated selling costs. Deprecizi'on anc ameriization ae suspenced during the pericd held for sale, Resuits
from coerations fom thess proceries resulled in nel inceme of $10.5 million and $6.8 million for the years enced
Decerber 37,2001 anc 2000, respectively.

The Company reviews its rea’ estete invesiments for impairment whenever events or changes in crcumstances
inticate “hat the carrying amount of an asset may not Se recoveradie. The Company determines impairment besea

uoon the Cifference between estmated saes value (ess estimated costs to sell) and net book value. Suring 200!

'

~d 20008, the Compary recordec 2 Srovisicn for icss on operzting nroderties held for sale of $1.6 milion enc

[

)

i3

(o]

on, respectively.

{d) Income Taxes
The Company believes it oualifies anc intends ¢ continuz to qualify as a RFT uncer the Interna’ Revenue Code

(the “Codge”). As 2 RiIT, the Company is alowed ¢ reduce taxable income by ail or 2 portior of is distrioctions

0 stocknoiders, As distrioutions nave cxcoeded faxabic income, no provision for federal income texes ~as ceen

mede in the accompanying conselicated “nandia! statemerts,

Eamnings and profis, wihich cetermine ne taxabilty of dvidends to stockhoiders, differ from net income reporied

o oaer
l

for financial renorting purposes > marty cecause of Ciflerent depreciable lives and cost bases of tha shopping

o

enters, and oiner timing differences.

Regency Realty Groud, Irc, ('RRE"), & wincly-owmad sussidiary of the Company is sudject *o federal and state
income taxes ana fiies senarate tax gtums. ARG hac axasle i~ceme of $9.8 millon, $2.3 milion, and $5.0 miiion for
the years encec Decerrber 37 200, 2000 and 1993, respecively. RRG incurred ‘ederal and state income tax of
$4.0 mifon 508 mition, anc $2.0 7 on 11 2001, 2000 ang 1999, respeciively, which are included in other expense

]

Sfectve janiary 12001, the Cornoany and RRC ‘ointly 2iectec for RRC to be treated as aTaxadle RZIT Subsiciaty

of the Company as such term ‘s ce’nec 1 Sector 856() ¢f the Code. Such election is not exoecied to imoact the
tax treatment of either the Comoany or RRG.

At December 31,2001 and 2008, e net book basis of real astate assets exceads the tax basis by approximztely

w




$10%9 millicn and $115 million, respectively, primarily due to the difference between the cost basis of the assets
acquired ard their carryover basis recorded for tax purposes.

The following summarizes the tax status of dividends paid during the years ended December 31 {unaudited):

Dividend per share $ 200 i
Crdinary income 83%
Capital gain 3% §% 2%,
Return of capital 13% 19% 2%
Unrecaptured section

1250 Gain 1% 2%

A b

fg) '3 rad Costs

Deferred costs include deferred leasing costs and deferred loan costs, net of amortization. Such costs are amortized
over the periods through lease expiration or loan maturity. Deferred leasing costs consist of internal and external
commissions associated with leasing the Company’s shopping centers. Net deferred leasing costs were $22.2 million
and $15.3 million at December 31, 200t and 2000, respectively. Deferred loan costs consists of initial direct and
incremental costs associated with financing activities. Net deferred loan costs were $12.2 million and $6.0 million at

December 31,2001 and 2000, respectively.

fav &

W
Basic net income per share of common stock is computed based upon the weighted average number of common
shares outstanding during the year Diluted net income per share zlso includes common share equivalents for stock
options, exchangeable operating partnership units, and preferred stock when dilutive. See note 7 for the calculation

of earnings per share.

{g) Cash and Cash Hquivalents

Any instruments which have an original maturity of ninety days or less when purchased are considered cash equivalents.

{h) Estimates

The preparation of financial statements in conformity with accounting principles generally accepted in the United States
of America requires the Company's management to make estimates and assumptions that affect the reported amounts
of assets and liabilities, and disciosure of contingent assets and liabiiities, at the date of the financial statements and the

reported amounts of revenues and expenses during the reporting period. Actual results could differ from those estimates.

The Company applies the provisions of SFAS No. 23, "Accounting for Stock Based Compensation”, which aliows
companies a choice in the method of accounting for stock options. Entities may recognize as expense over the vesting
period the fair value of all stock-based awards on the date of grant or continue to apply the provisions of APB
Opinion No. 25 and provide pro forma net income and pro forma earnings per share disclosures for employee
stock option grants made as if the fairvalue-based method defined in SFAS Neo. 123 had been applied. AP3 Opinion

No. 25 "Accounting for Stock Issued to Employees” and related interpretations state that compensation expense
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wou € Se recorded o the date of grart only if the current market price of the underlying stock exceaded tne

exec'sc orice. 1 e Company nas cociec to coniinue e adply Lhe provisions of APB Opinion Ne. 25 ard provide

the pro forra disc'osdre provisions of SFAS No. 123,

(i) Reclassifications

C

~scessfications nave bee~ mace ¢ ing 2000 2nc 19939 amounts to conform to dassifications adopted in 2CC1.

2. Acquisitions of Shopping Centers

During 2001, the Co~pany accuired inree grocery-ancnored shopping centers for $72.8 million reorcsenting
435720 sguare fee: of gross leasasie arez.

On August 3.20CC, the Compery ecguired the non-cwned portion of two properties in one [oint venture for
$2.53 milicn in casn. The net assets of the loint verture wee a~d continue to be consolidated by the Company. Prior
0 acguiring the non-ownec Jortion, the jeint verture Darine”’s interest was refiected as limited partners' irterest in
ccso dated parinershins it the Comdany's Tnancial statoments,

T~e 2001 and 2080 rccuisitions were cccounied for as purchases and as such the results of their operations arc

~ciuded it e cors “narcia statements from the d2te of the acquisition. None of the acquisitions were signit-
ica~t o the operations of the Comzany in the year in which they waie acquired or the year preceding the accuisition.
Durng 2003, t~e Company pa'c contingent consiceraton of $3.0 million related to the acquisition of 43 shopping

erters anc ‘oint ventures acc wec cuting 1958, N accaitional contingent consiceration is duc reiated to any

acgostons of the Comoany,

3. Segments

T

Tre Compoany was formed, and cusrem'y coe-ates, for the purpose of |} operating anc deveioping Company owned
=tz shepning centers (Retal segment), ane 2} providing services including management fees and missions earned
=zl sheooing centers (Retal segment), ane 2) providing services including gement fees and commissicns ear

from 1hin parties, ana caveiopmant “tatce Srofts anc fees earned from the sales of shopping centers, oulparce’s and

At g e e tA Feied ot
SLnC-Te-s0 T I O2€7es 10 WhirT parues

Service operations segment). The Company's renortable scgments offer

Horpat o ~ca ~ a
gifere \J"CCU\._SU services arc a

because each reguires differont strategies and managemant

exzoise.” ~ure are no inlersezment szl

Tnz Company assesses a1C TeasJ es 02eretng ~esu is starting with net operating income for the Retall segment
and ravences for the Serv'cs oocrations segment anc converts sucn amounts into a performance measdre roferrec
tc as funds From Qoerelicns (TFCT Treo eozratng resyts for the individual retail shoopirg centers have been

aggregatad since all of the Company's sh023.07 centes exiniot nighly similar ecconomic cnaracteristics as neighborhood

srooning caniers, and offer sinviar degrees of sk end soporiunities for growth, FFO as defined by the National

E)

Tusts conssts of ret income (comauted in accordance wiin gereraly acceptec

'

accouing onncoles) exciucing gans (o losses) from debt restructuring and saies of income-producing property

1€id Tor imvestment. pius deprecation anc amaortization of rear estate, and adjustents for unconsolidaled investmerts




in real estate partnerships and joint ventures. The Company further adjusts FFO by distributions made to holders
of Units and preferred stock that results in a diluted FFO amount. The Company considers diluted FFO to be the
industry standard for reporting the operations of REITs. Adjustments for investments in real estate partnerships are
calculated to reflect diluted FFO on the same basis. While management believes that diluted FFO is the most rele-
vant and widely used measure of the Company’s performance, such amount does not represent cash flow from
operations as defined by accounting principles generally accepted in the United States of America, should not be
considered an alternative to net income as an indicator of the Company's operating performance, and is not indica-
tive of cash avaitable to fund all cash flow needs. Additionally, the Company’s caiculation of diluted FFO, as provided
below, may not be comparable to similarly titted measures of other RE!Ts.

The accounting policies of the segments are the same as those described in note |, The revenues, diluted FFO, and

assets for each of the reportable segments are summarized as foliows for the years ended December 31,2001, 200G,

and 1999. Assets not attributable to a particular segment consist primarily of cash and deferred costs.

284! 2000 1K9.99]
Retail scgment $ 357,034,77C 334,357,007 283647445
Service operations segment 31,494,739 27.226.401 18.239.486
Total revenues $ 388,549,589 3605834108 BOIFS86108)1
Retail segment net operating income $ 268,779,543 256.567.786 2015.956.3%6
Scrvice operations segment income 31,494,739 27.2264110 18,239,486
Adjustments to caloulate diluted FEC:
Interest expense (74,416,416) (71.970,783) 160.0%7.007)
Interest income 5,577,487 4.807.7110 2,096,954
General end administrative and other (24,917,323} 120 .869,.295) (19,746,731)
Non-rcal cstate depreciation (2,184,623) (1A459,326) (1.003.092)
Minority interest of limited partners {721,090) (2,631,721) (2.855.404)
Gain on sale of operating properties including 7
depreciation on developments sold (1,692,843} (3,082.625) 232,989
Minority interest in depreciation and amortization (228,320) (481, 0184) (15%4.,048)
Share of joint venture depreciation and amortization 750,470 1.267.793 9%7.912
Distributions on preferred units (33,475,007) (29.6010,184) (12,368.403)
Funds from Overations ~ diluted 168,955,677 133,795,368 140560022
Reconciliation to net income for common stockholders:
Real estate related depreciation and amortization (65,310,954} (57.970.936) (47.608,427)
Minority interest in depreciation and amertization 228,320 431,184 $B4.048
Share of joint venture depreciation and amortization (753,47G) (0.287.793) (987.9012)
Provision for loss on operating properties held for sale (1,565,136} (12,995412) -
Gain (loss) on sale of operating properties 1,592,843 3082.623 (232.959)
Minority interest of exchangeable operating partnership units 12,557,003 (2492.419) (2.897,778)
Net ircome 3 105,854,277 STHI0L8% 89881 S196%)
—_—
r_—_E
Sosats (In dhousandel:
Retail scgment 8 2,631,592 2454476 2.463.639
Service operations segment 403,142 447,929 123,233
Cash and other assets 74,580 132,739 68064
Total assets i) 385,144 PAGSIRORG
ey
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4. Investments in Real Estate Partnerships

The Compeny accounts for all investmants in whicn it owns 50% or less and does not have controliing financial
interest Using the equity metaod. Tre Company's comzined investment in these partnerships was $75.2 million and
$85.2 miliion at December 31,200 anc 2CC0, ressectively. Net income s allocated to the Company in accordance

with the resoective parinership agreamanis.

(=]
Tre Company has a 20% eguity ‘nterest in Columbiz Regency Retail Partners, LLC ("Co.umoia™), a jcint ventuie
witn Columaia PERFCO Periners, LP. ("PERFCO") that was formed for the purpose of investing in retal; shopping

centers. During 200!, Columbia accuired two sncoing centers from the Compary for $32.3 milion, acguired two
shopoing centers from unaffiiated seilers for $42.0 miiion, anc acquired three shooping centers from PERFCO feor
$734 milion. During 2C01 anc 2CCC, the Company recognizec gains on the sale of snopping centers to Coiurnbia
of $1.0 milion and $3.7 million, reszect'vely, which renreserts gain recognition on only that oortion of Columpia not

owned oy the Company, anc received ret preceeds of $24.2 million and $40.5 million, respectively, The gains are

included in service operations revenue as development proderty gains.

The Company has a 25% eguily interest in Macguarie CountryWide-Regency, LLC, ("MCWR

g ) a joint venture
with an affiiiate of Macquarie CourtryWide Trust of Ausiraia, a Sydney, Australia-based property trust focused on

investing in grocery-anchorea shopoing canters. During 200!, MCWR acquired five shopping centers from the

Company for $36.7 million. During 200, t~e Company recogrized gains on the sale of shopping centers to MCWR
of $'.8 million, which represents gan reccgniton cn only tnat sortion of MCWR not ownec by the Company, and
received net oroceeds of $27.8 milicn. Tre Cemaany ~ecognized gains of $1.3 milion from tne saie of deve'opment

|

oroperies which are included in service cperzticns revenue as cevelopment property gains. The Company aiso

recognized gains of $0.5 mition from the szie of oscrating properties previously held for investment which are

i

m

inciudec in gains on sale of oparating progertias.

b

With the exception of Columbiz and MCWR. both of which intend to continue expancing their investment in

shoDDING Centers, the investments in ea: estate patinerships represent single asset entities formeg for the purnose

of ceveloning or owning a retal snodsing centan




The Company's investments in real estate partnerships as of December 31, 2001 and 2000 consists of the

following (in thousands):

Ownershin 2068 2000
Columbia Regency Retail Partners, LLC 20% $ 31,892 4807

Macquarie CountryWide-Regency, LLC 25% 4,180 .
CTR/Regency Texas Realty Holdings, L.P. 30% 16,590 16.277
Regency Ocean Bast Partnership, L.P. 25% 2,783 2,129
RRG-RMC Tracy, LLC 50% 12,339 6663
Tinwood, LT 50% 7,177 4,124
GMZ/RRGLLLC 50% 1,066 —
K & G/Regency i, LLC 50% — 6618
Reganey/DS Bailwin, LLC 50% — 19,064
T & W: Shiloh Tevelopmen: Company 58% — 51,3100
R & X8 Dell Range Development, LLC 55% — 8839
M & X8 Woodmen Developmernt, LLC 50% — 4.520
R & XS Aspen Zark Development, LLC 50% _ 837
$ 95,230 05,190

Summarized financial information for the unconsolidated investments on a combined basis, is as follows (in thousands):

December 3§, [DPecember 30,

20.00]
Invcstment property, net 8 286,096 148,945
Other assets 8,581 9,123
Total assets 3 254,577 IIS8YI6R]
Notes payable and otier debt N 67,489 14.323
Cther liadilities 5,983 25,008
Equity and partner’s capital 221,205 118,640
Tota! liabilities and equity $ 284,877 158068
| A ol

The revenues and expenses are summarized as follows for the years ended December 31,2001, 2000 and 1999

20818 2000 1999]
i
|
$ 26,895 | 19,238 16,208
Total expenses 14,055 13.147 8301
Net income $ 12,83¢C 65088} ENTO7

Unconsolidated partnerships and joint ventures had morigage lcans payable of $67.5 million at December 31,
2001 and the Company's proportionate share of these lcans was $14.7 million. $62.5 million of the mortgage
loans payable are non-recourse and contain no other provisions that would result in a contingent liability to the

Company. The Company is the guarantor of a $5.0 million mortgage loan for Regency Ccean East Partnership, LP.
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5. Notes Payable and Unsecured Line of Credit

ne Company's outstanding debt at Decemper 31,2001 anc 2000 consists of the following (in thousands):
2001 2000
; T
Notes Payable: } 11
Vixed Aate mortgage j0ans :1 S 240,091 ! 290,499
zto mortgage oens i 21,691 | 40640
d rate unsecured joans i 760.93¢ | 529,941
Total notes payaoic ‘i 1,622,721 | BA1072
Upsecured iine of credis h 374,000 4664 (U\D/
SR R M
Total s 1,398,721 17473
R —

Cr A2t 30,2001, the Compary modifec the terms o s line of credit (the "Line™") by recucing the cormitment

0 $£0C milion, reducing the interes: rate scead from 1.0% to .B5% and extencing the maturity date to Ap:nil 2004

I\)

interest rates oaid on the Line at Secemoer 37.20C1 and 2000 were based on LIBOR pius 85% and 1.0% cr 2.9 3%

N

~¢ 7.875%. respectively. The spread that the Company pays on the Line is dependent upon maintaining soecific

investment grace ratings. ~ he Company is required tc comply anc is in compliance witn certain £nancial and other

~

covenants customary win s type o Lnsecured Tnancing. The Line is used primarily to finance the acquisition and
cevelonrent of rea’ estate, but is 2:50 ava able for gereral working capital purposes.

Sudsecuent o December 37,2801, the Compeany oaid cown the Line using the net proceeds of an unsecurad
dent offering for $250 milion comoletec o Janvary -5, 2002 The notes have a fixed interest rate of 6.75%, were

priced at 99.850%, erc cuc on January 53,2012 and arc guaranteed by the Company.

Cn Seceroer 12,2001, the Company, througn RCL?, compieted a $20 milion unsecured debt offering with an
interest ~ate of 7.25%. The notes were priced at 95.375%. are due on December 12,2011 and are guaranteed dy
tre Company. On Januery 22,200 , the Comdany tircugn RCLR completed a $220 million unsecured debt olering
with an inierest rate of 7.95%. The notes were priced at 99.867%, are due on January 15,201 | and are guararteed
oy tre Company. The net oroceeds of offe~ings we-e used 1o reduce the balance of the Line.

Cnr Zecember 15,2000, the Company. through RCLP, completed a $10 million unsccured nrivate debt offering
with an interest -ate of 80%. The notes were oriced at $9.375%, are due on December |5,20i1C and are guaranteec oy
the Cempary. Or August 29,20CC, sre

amnany though RCLP, completed 2 $'50 million unsecured deot offering

with an nterest rate of 8.45%, Te ~otes were drced at 99.819%, are cue on Septemoer 12010 anc are guaraniesc

™

oy t1e Company. Tne net oroceecs o tne oficrings were used (o reauce the balance of the Line,

.0ans are secured Dy cortan rea: estate prope tties, and may be prepaid, but could oe subject 1o a yieic

premium. Moirgase 0ans ate generaly cue ' monihly instaliments of interest ard principa’ and meture

ovarveriols terms through 2019, Variase interest rates on morrigage loans are currentiy pasec on LI30OR plus a sprea

i~ arenge of 25 bas's points to |75 Basis points. ~xec interest rates on mortgage loans range from 6.82% o 9.5%.




As of December 31, 2001, scheduled principal repayments on notes payable and the Line were as foilows

{in thousands):

Scheduisd
Frincipai Term Loan Totai

Scheduiad Payments by Year Payrnents Maturities Payments
2002 S 5,051 44,083 45,134
2003 4,803 22,853 27,556
2004 (includes the Line) 5,185 585,829 591,014
2005 4,011 148,029 152,04C
2006 3,578 24,085 27,567
Beyond 5 Years 26,422 511,933 541,355
Unamortized debt premiums — 7,845 7.843

Total 3 52,058 , 1,398,772
-_— - ]

The fair value of the Company's notes payable and Line are estimated based on the current rates availabte to
the Company for debt of the same remaining maturities. Variable rate notes payable and the Line are considered
to be at fair value, since the interest rates on such instruments reprice based on current market conditions.
Fixed rate loans assumed in connection with real estate acquisitions are recorded in the accompanying financial
statements at fair value. Based on the borrowing rates currently available to the Company for loans with similar

terms and average maturities, the fair value of long-term debt is $1.43 billion.

e I 1 et g g
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The Company, through RCLP has issued Cumulative Redeemable Preferred Units ("“Preferred Units") in
various amounts since 1998. The issues were sold primarily to institutional investors in private placements for
$100.00 per unit. The Preferred Units, which may be called by the Partnership at par after certain dates, have
no stated maturity or mandatory redemption, and pay a cumulative, quarterly dividend at fixed rates. At any
time after {0 years from the date of issuance, the Preferred Units may be exchanged for Cumulative
Redeemable Preferred Stock ("Preferred Stock”) at an exchange rate of one share for one unit. The
Preferred Units and the related Preferred Stock are not convertible into common stock of the Company.
The net proceeds of these offerings were used to reduce the Line. At Decembper 31, 2001 and 2000 the face

value of total preferred units issued was $384 million with an average fixed distribution rate of 8.72%.

Terms and conditions of the Preferred Units are summarized as follows:

issuance Distribution Callable Redesmabis
Series Amount Rate by Company by Unitholder
Series A 1,600,000 S 50.0 $ 80,000,000 8.125% £6/25/03 }1 06/25/08
Series B 850,000 100.60 85,002,000 8.750% 35/03/04 ) C8/83/68
Series C 750,000 130.0C 75,066,300 9.000% 09/03/04 09/03/09
Series D 500,000 100.00 50,000,000 9.125% 09/29/04 ' 09/29/09
Series [ 53,008 180.80 70,600,0C 8.758% £5/25/05 ‘ £5/25/10
Series F 240,00C 100.6C 24,000,0CC 8.75C% 09/08/05 ‘; 098/08/18

4,843,800 $ 384,000,000
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During 2000, the remaining Sesies | preferred stock was converted into 537,107 shares of Series 2 oreferred
stock. Serizs 2 preferred stockis convertisle into cormmon stock on a one-forone basis. Tne Series 2 oreferred
shares are antitied to quarierly cividends 'n an emount equa. to the common dividend and are cumuiative,
The Companry may receem e oreferrec sioce zny time afer October 20,20!0 at a price of $20.83 per share,
plus ali accrued but uncaid dividends.

During 1999, the Board of Diractors autnorizad i~z repurchase of approximatcly $65 mikion of the Company's

cuistanding shares through pericdic ooen market transactions or privately negotizted transactions. At Maren 31,

2000, the Compary hed compieted the arogram by surchasing 3.25 million shares.

Onjure | 1, 1996, the Companry entered into a Stoc<hclders Agreement with a subsidiary o Secunity Captai Group

w

ncorporated ("SCG™) granting it certain rights such as ouchasing common stock, nominating representatives o th

Comnany's Board of Directors, anc su2ecting SCG *o ceriain restrictions including voting and ownersnip resiricions,

agreement with GE Capital whereby GE Capital wi

2

On Decemper 14,2001, SCG enterec inio 2

"o
)

accuire a! of the outstancing s-heres of SCG.

7. Earnings Per Share

The foliowing summarizes the ca:icuiation of basic and diluted earnings per share for the years encec

Oecemoer 31,2001, 2C0C and 1992 (in thousancs excen: 2er share data):

2001 2000 1999

Basic Earnings Per Share {EPS) Calculation:

g2 common shares out

Net income for commen stockiioidory
Less: dividends oed or (ess B com o stk

Net income for Besic £23

i 57,465
Exchmgc&b' operating partn i 1,593
P |
Incremental shares to be issued under common stoch ontions i
reosury Methed " 216 | 34
e N T
T I I )
I 59,274 | SH.659
[l NS Nk

.49

ﬂm‘/

he Series | and Series 2 preferrac steck a2 not Included in the above calculation because their effects
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The Company has a Long-Term Omnibus Plan (the "Plan”) pursuant to which the Board of Directors may grant
stock and stock options to officers, directors and other key employees. The Plan provides for the issuance of up to
[2% of the Company’s common shares outstanding not to exceed 8.5 million shares. Stock options are granted with
an exercise price equai to the stock’s fair market value at the date of grant. Al stock options granted have ten year
terms, and contain vesting terms of one to five years from the date of grant.

At Decemnber 31,2001, there were aporoximately 1.6 million shares available for grant under the Plan. The per
share weighted-average fair value of stock options granted during 2001 and 2000 was $2.32 and $2.18 on the date
of grant using the Black Scholes option-pricing mode! with the following weighted-average assumptions: 2001 -
expected dividend vield 7.3%. risk-free interest rate of 5.2%, expected volatility 20%, and an expected life of 6.0 years;
2000 - expected dividend yield 8.1%, risk-free interest rate of 6.7%, expected volatility 20%, and an expected life of
6.0 years. The Cornpany applies APB Opinion No. 25 in accounting for its Plan and, accordingly, no compensation
cost has been recognized for its stock options in the consolidated financial statements.

Had the Company determined compensation cost based on the fair value at the grant date for its stock options
under SFAS No. {23, the Company's net income for common stockholders would have been reduced to the pro

forma amounts indicated below (in thousands except per share data).

2041 2000 1999

As reported: $ 97,659 4,794 87601
Net income per share:

Basic S 1.7 1.49 1.60

Diluted 3 1.69 149 1.60

Pro forma: $ 86,776 3864 835,448
Net income per share:

Basic S 1.68 1.48 1.57

Diluted S 1.68 147 1.57
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Stock option activity during the pericds indicated is as follows:

Weighted
Number of Average
Shares Exercise Price
OJtstandmg, December 31 '998 i 1,768,577 : ¢ 24 71
Granted 860,767 20.7¢
Pacific merger ! 1,251,719 | 2424
Forfeited i (87,395} i 25.69
Exercised ; (4,000) | 17.88
Odtstandmg Derembev 3, i999 i 3,729,668 | 22.61
Granted I 52,924 | 21.59
Sorfeited { (170,798} | 25.52
Exercised ; (21,017) | 21.69
Outs._an ing, December’ 2000 j 3,590,777 23.50
i = ke s T a
Granted :“ 591,614 25.0
Forfeited i (75,009} | 24.1
Exercised i (420,420) 21.62
Guts nding, December 31, 2001 x 3682962 | S 23.94

The following table presents information regarding all options outstanding at December 31, 2001:

Weighted
Average Woeighted
Number of Remaining Range of Average
Options Contractual Exercise Exercise
Outstandmg Life Pr:ces Price
1,751,862 | 7.13 ; 5 1675-2068 | 5 2192
1 931 Iw B 6.01 25 0o - 27 59 4; 257
3 682 962 J 6.54 S t6. 75 27 69 L3 23.94

The following table presents information regarding options currently exercisable at December 31, 2C01:

Weighted
Number of Range of Average
Options Exercise Exercise
Exerc,sable Prices Price
1,026,844 . 0§ 15.75-24.59 s 22.14
1,564,115 : 2530 - 27.69 ) 25.67
2, 594 59 ’ 3 6 75 27 59

Also as part of the Plan, officers and other ey emp.oyees have received loans to purchase stock with market
rates of interast, have been granted restricted stock and have deen granted dividend equivalents, During 2601, 2000,
and 1999, the Company charged $6.0 milion, $3.4 miliion, and $1.0 million, respectively, to income on the consolidated

staternents of operations related to the Plan.




for ] o 3 e h
7. Operzting L eases

The Company’s properties are leased to tenants under operating leases with expiration dates extending to the
year 2037, Future minimum rents under non-cancellable operating leases as of December 31,2001, excluding tenant
reimbursements of operating expenses and excluding additional contingent rentals based on tenants’ sales velume

are as follows (in thousands):

Yezr Erding December 31, Amount
2002 $ 266,670
2003 260,209
2004 236,431
2005 200,167
2006 162,290
Thereafter 112,409
Total $ 1,232,176

e S ——————————=

The shopping centers’ tenant base includes primarily national and regional supermarkets, drug stores, discount
department stores and other retailers and, consequently, the credit risk is concentrated in the retail industry. There

were no tenants that individually represented 10% or more of the Company's combined minimum rent.

Ge)

5

. :
. Contingencles

The Company, like others in the commercial real estate industry, is subject to numerous environmental laws and
regulations. The operation of dry cleaning plants at the Company's shopping centers is the principal environmentai
concern. The Company believes that the tenants who operate these plants do so in accordance with current laws
and regulations and has established procedures to monitor their operations, Additionally, the Company uses all legal
means to cause tenants to remove dry cleaning plants from its shopping centers. Where available, the Company
has applied and been accepted into state-sponsored environmental programs. The Company has a blanket
environmental insurance policy that covers it against third party liabilities and remediation costs on shopping centers
that currently have no known environmental contamination. The Company has also placed environmental insurance
on specific properties with known contamination in order to mitigate its environmental risk. Management believes
that the ultimate disposition of currently known environmental matters will not have a material effect on the financiai
position, liquidity, or operations of the Company. At December 31,2001 and 2000, the Company had recorded

environmental liabilities of $1.8 million and $2.1 million, respectively.
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11. Market and Dividend Information (Unaudited)

“ne Company's common stock is traded on tne New York Stock Exchange ("NYSE") under the symbo! "REG”. The
Company carrentiy nas approximately 3,500 snareholders. The following table sets forth the high and low prices

anc the casn dividends declarec on the Company's common stock by quarter for 2001 ang 2000

2001 2000
- [ — _ . .
| } i Cash ) | “F Cash
Quarter | High | Low . Dividends | High 1 Low ‘1 Dividends
Ended ; Price i Price . Declared | Price \:’ Price | Declared
L L J i .
i I 1 } f
March 31 $§ 25.0680 ‘f 22.6250 I .56 20 | 312% AR
| 25.56GC : 23.00060 | 50 23. | 19,2500 A8
: 26355 227200 | 50 24 \ 2500 | Y
Becember 31 \ 27.7500 i 24,5:00 ;‘ 5G 24.0625 J : AR
E ) - el | -

12. Summary of Quarterly Financial Data (Unaudited)

Presented below is a summary of ©he consolidated quarterly financial data for the years ended December 31,200

ara 2630 (amounts in thousands, excest De- snase datz):

First Second Third Fourth
Quarter Quarter Quarter Quarter
e = —
2001: ;‘ ‘(
‘i {
I 52,552 95,271 i 97,717 102,570
| 22,412 23,405 | 26,106 | 25,77
i | !
| .39 . 41 ; 45 45
3¢ ! 41 45 ‘ 45
|
\ \ ‘ ‘
j I
i Hi I
- i i
] il "
bos gr.a02 86,263 | 101 4%0
. ¢ Jur common stockholders \‘ 20620 ' 15,418 | : 23.%74
‘ M DeT sNare: i }
i i 42 |
| S8 B 42
I e 5
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Regency Centers’ Office Locations

Corporate Office
Jzzlisenvilie

121 W. Forsyth Street, Suite 200
Jacksonville, Florida 32202

Phone: 904.598.7000 or 800.950.6333
Fax: 904.634.3428

Regional Offices

les Angeles

555 South Flower Street, Suite 3500

Los Angeles, California 90071

Phone: 213.553.2200 or 888.705.3092
Fax: 213.624.2280

Orengs Counly

14200 Culver Drive, Suite S

Irvine, California 92604

Phone: 949.726.6000 or 888.705.3905
Fax: 949.653.9515

Sen Dizgo

265 Santa Helena, Suite 211

Solana Beach, California 92075

Phone: 858.847.4600 or 888.458.9270
Fox: 858.350.1669

Welnw? Creck

1850 Mt. Diablo Boulevard, Suite 225
Walnut Creek, California 94596

Phone: 925.279.1760 or 800.797.7348
Fax: 925.935.5902

Benver

1873 South Bellaire Street, Suite 600
Denver, Colorado 80222

Phone: 303.300.5300 or 888.920.9500
Fax: 303.691.6905

8551 N.W. 186th Street

Miami, Florida 33015

Phone: 305.816.3900 or 800.905.1187
Fax: 305.829.3001

Pelm Bezch

6240 West Indiontown Road, Suite 8
Jupiter, Florida 33458

Phone: 561.741.4500 or 800.905.1187
Fax: 561.748.0280

Temsa
o

2488 West Branden Boulevard

Brandon, Florida 33511

Phone: 813.651.4800 or 800.995.6529
Fox: 813.684.3978

Allania

1708 Peachiree Street, Suite 425
Atlanta, Georgia 30309

Phone: 404.575.3200 or 800.398.8901

Fax: 404.875.2217

Ehiczge

One Tower Lane, Suite 360
Quakbrook Terrace, linois 60181
Phone: 630.571.4220

Fax: 630.571.4262

A *
$e. Louts

16640 Chesterfield Grove Road, Suite 170

Chesterfield, Missouri 63005
Phone: 636.728.2700 or 800.727.0402
Fax: 636.519.9738

Ralaigh

101 Maynard Crossing Court

Cary, North Carolina 27513

Phone: 919.466.1500 or 888.468.9800
Fax: 919.469.9883

Cinelnnait

4380 Malsbary Road, Suite 500
Cincinnati, Ohio 45242

Phone: 513.686.1600 or 800.877.5776

Fax: 513.891.2467

Pertland

4000 S.W. Kruse Way Place,

Bldg. 1, Suite 130

Lake Oswego, Oregon 97035

Phone: 503.534.5200 or 800.465.4556
Fax: 503.675.7600

Dalias

8140 Walnut Hill Lane, Suite 400

Dallas, Texas 75231

Phone: 214.706.2500 or 800.225.464¢
Fax: 214.696.9512

Hevsteon

3730 Kirby Drive, Suite 1200
Houston, Texas 77098
Phone: 713.834.1126

Fox: 713.834.1128

Sectle

1601 114th Avenue S.E., Suite 135
Bellevue, Washington 98004

Phone: 425.709.7960 or 888.705.3648
Fax: 425.450.9744




General Infermation

Registrar and Independent Auditors CQeneral Counsel Stock Listing
Stock Transfer Agent KPMG LLP Foley & Lardner New York Stock Exchange Symbol:
First Union National Bank Certified Public Accountants Jacksonville, Florida REG .

of North Carolina Jacksonville, Florida

Charlotte, North Carolina

The Company’s Form 10-K filing with the Securities and Exchange Commission is available on request from the Company.

The Company offers a dividend reinvestment plan which enables its shareholders to automatically reinvest dividends as well
as make voluntary cash payments towards the purchase of additional shares. For more information, contact First Union
National Bank Shareholder Services Group 1.800.829.8432 or the Company’s Shareholder Relations Department.

Regency Centers Corporation
121 West Forsyth St., Suite 200
Jacksonville, Florida 32202
Telephone 904.598.7000

wwy.regencycenters.com




121 WEesT FORSYTH ST1., Suite 200
JACKSONVILLE, FLORIDA 32202
904.598.7000
WWW.REGENCYCENTERS.COM

and its people are profoundly committed to serving the communities in
wh:ch they five and work. During 2001, Regency’s employees volunteered more than 1,300 hours
of their free time to charities of their choosing. Regency people built four homes for families

in need in jJacksonville, Fla.; Dallas; Los Angeles; and Atlanta through Habitat for Humanity.

In addition, more than $100,000 in United Way campaign contributions was earmarked to

assist residents of nearly every community in which Regency Centers has an office. Butin 2001,
the generosity of Regency’s people went beyond the boundaries of their own communities.
About 50 percent of the Company’s employees, together with Regency, gave more than $490,000
to the American Red Cross and another $8,000 to the National Association of Reaitors. These

funds were used to deliver relief to the victims of the September 1§ [t? crisis.




